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current  copy  of  the  UDAG  application  is  being  made  available 
for  public  review. 

This  document  is  complete  in  all  matters  except  those  relat- 
ing to  employment,  affirmative  action  and  minority  business 
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under  negotiation  between  the  City  and  Urban  Investment  and 
Development  Co.,  the  project  sponsor,  and  will  be  included 
in  the  final  document  prior  to  local  approval  and  submission 
of  the  UDAG  application  to  the  Department  of  Housing  and 
Urban  Development. 
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CLEARINGHOUSE  COMMENTS 


Notifications  of  Intent  to  File  a  UDAG  for  Copley  Place  were  sent  to  the 
two  Clearinghouses,  The  Metropolitan  Area  Planning  Council  and  the 
Massachusetts  Executive  Office  of  Communities  and  Development,   on 
June  4,   1979. 

Draft  Applications  were  transmitted  to  the  two  Clearinghouses  on  the 
date  that  the  application  was  made  available  for  public  review. 

Comments  from  the  two  Clearinghouses  will  be  forwarded  to  the 
U.S.  Department  of  Housing  and  Urban  Development  as  they  are 
received . 
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SECTION  A 


Brief  Summary  of  Project  and  its  Participant 


PART  II 

A.       BRIEF  SUMMARY  OF  PROJECT 

The  City  of  Boston  is  applying  for  a  $19,724,000  Urban  Development 
Action  Grant  to  make  feasible  the  development  of  Copley  Place,  a 
multi-use  development  to  be  located  on  9.5  acres  of  land  and  air 
rights  over  the  Massachusetts  Turnpike.     Since  construction  of  the 
Massachusetts  Turnpike  extension  cleared  the  site  15  years  ago,  it 
has  remained  undeveloped  except  for  the  exit  ramps  and  a  rail  line 
located  in  the  center  of  the  site.     The  site  currently  poses  physical 
barriers  and  pollution  hazards  from  exposed  Turnpike  and  railroad 
use. 

The  proposed  development,  Copley  Place,  is  a  $318  million  multi-use 
center  encompassing  over  3  million  square  feet  of  hotel,  office, 
retail,  parking  and  housing  uses.     It  is  to  be  constructed  in  one 
phase  on  land  and  air  rights  above  the  existing  roadways.     Copley 
Place  promises  to  relink  adjacent  neighborhoods ,  mitigate  major 
sources  of  air  pollution,  reclaim  for  the  City's  tax  rolls  9.5  acres 
of  currently  untaxed  property,  and  contribute  to  the  economy  of 
Boston.      Copley  Place  will  create  over  650  construction  jobs  per 
year  over  three  and  one  half  years  and  approximately  6,280 
permanent  jobs. 

Facilities  will  include: 

.     A  359,000  square  foot  (Gross  Leasable  Area)  retail  center 
including  a  specialty  department  store,   gallery  shops,   res- 
taurants, theatres,  and  a  health  club; 

.     641,000  square  feet  (Gross  Leasable  Area)  of  low-rise  office 
space  on  seven  levels  above  the  retail  center; 

A  712  room*  luxury  hotel  with  individual/group  accommodations; 
.  A  960  room**  convention  hotel  with  extensive  meeting  facilities; 
.      100-150  units  of  housing,   25%  low-income  units;   and 

Enclosed  parking  for  1500  cars. 

Urban  Investment  and  Development  Co.    (together  with  its  affiliates 
and/or  susidiaries  "UIDC"),  a  wholly-owned  subsidiary  of  Aetna 
Life  &  Casualty  Company,   is  the  project  sponsor.     The  project 
sponsor  or  a  new  entity  created  for  the  purpose     of  carrying  out  the 
development  will  be  the  developer  of  the  project.     Each  of  the 
sponsoring  hotel  corporations  will  be  50-50  joint  venture  partners 
with  UIDC  who  is  responsible  for  securing  project  financing. 
UIDC  entered  into  a  99-year  lease  agreement  with  the  Massachusetts 
Turnpike  Authority  in  December,   1978,  amended  January,   1980. 

*  The  total  number  of  rooms,   including  multiple  room  suites  is  actually  756. 
**  The  tota..  number  of  rooms,   including  multiple  room  suites  is  actually  1,000. 
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As  part  of  its  negotiations  with  the  MTA,  UIDC  agreed  to  establish 
a  formal  public  review  process  for  the  project  in  early  1977.     The 
"Citizen  Review  Committee"  was  established  and  over  the  course  of 
the  three  years  of  review,   has  ensured  wide  citizen  participation. 

From  this  review  process  have  come  several  significant  design 
changes  and  affirmative  action  commitments ,  many  of  which  have 
been  incorporated  into  the  final  air-rights  lease  between  UIDC  and 
the  MTA  including: 

(1)  Revision  of  project  design  to  facilitate  transit  and  pedestrian 
connections,  building  locations  and  heights  sensitive  to  sur- 
rounding uses; 

(2)  Provision  for  a  minimum  of  100  units  of  housing  with  at  least 
25%  for  low  income  households; 

(3)  "Tenant  will  attempt  to  set  aside  space  in  the  range  of  15,000 
to  20,000  square  feet  facing  on  the  proposed  deck  over  the 
Southwest  Corridor  transit  line  for  community-oriented  stores . 
Of  these,   approximately  50%  will  be  reserved  for  Community 
Development  Corporations  and  Minority  Business  Enterprises 
at  below  market  rents . " 

(4)  Provision  for  active  frontage  on  portions  of  the  project  abutting 
public  streets; 

(5)  Affirmative  Action  in  construction  employment  requiring  20% 
minority  employment; 

(6)  Hiring  goals  for  permanent  employees  of  50%  Boston  residents, 
50%  women,   30%  minorities,   17.2%  from  surrounding  neighbor- 
hoods,  and  good  faith  efforts  to  employ  handicapped  persons; 

(7)  Goals  for  minority  business  contractors  and  suppliers  of  not 
less  than  5%  of  total  construction  contracts;  and 

(8)  Provision  for  a  Design  Review  Subcommittee  review  of  plans 
and  specifications  in  a  continuous  advisory  process  with  the 
Turnpike  Authority. 


EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PROVISIONS  ARE  CURRENTLY 
5NDER  NEGOTIATION.   THESE  PROVISIONS  WILL  BE  INCLUDED  IN 
THE  FINAL  DOCUMENT. 


13 


During  the  three  and  one  half  year  construction  period  it  is  estimated 
that  Copley  Place  will  return  $6 . 1  million  to  the  Commonwealth  of 
Massachusetts  in  Income  and  Sales  and  Use  Taxes .     Once  opera- 
tional in  1985,   Copley  Place  is  estimated  to  provide  approximately 
$14.9  million  a  year  to  the  State  from  Income  and  Sales  Taxes. 

The  project  will  provide  additional  benefits  to  the  City  in  the  form 
of  substantial  property  taxes  from  a  site  which  is  presently  non-tax 
producing.     The  project  sponsor  is  considering  a  121A  designation  for 
the  project.     Such  a  designation  would  result  in  payments  to  the 
City  based  on  a  negotiated  proportion  of  project  income.     It  can  be 
estimated  that  payments  in  lieu  of  taxes  will  be  $5  to  $8  million. 
In  addition,  approximately  $850,000  will  be  returned  from  the  State 
to  the  City  from  Sales  Taxes. 

The  Boston  Redevelopment  Authority's  review  of  this  project  has 
determined  that  a  grant  of  this  size  is  warranted.     The  BRA  has 
analyzed  the  cost  of  the  project,  including  those  necessary  to 
overcome  the  special  construction  problems  on  the  site  which  have 
prevented  proposals  in  the  past  from  going  ahead.     To  confirm 
this  analysis,   the  BRA  has  retained  an  independent  consultant 
which  has  advised  it  that  the  sponsor's  cost  estimates  and  income 
projections  are  reasonable  and  that,  based  on  these  estimates,   the 
project  would  not  reach  a  fair  level  of  return  without  such  a  UDAG 
investment . 

While  the  UDAG  will  be  assigned  to  specific  construction  items  for 
grant  management  purposes,  its  amount  has  been  determined  by 
evaluating  the  difference  between  total  project  cost  and  the  amount 
of  debt  and  equity  financing  that  anticipated  project  income  can 
support.     The  UDAG,  to  as  great  a  degree  as  possible,  has  been 
designed  as  a  loan  to  the  project  sponsor  as  opposed  to  an  outright 
grant.     The  repayments  from  this  loan  will  be  placed  in  a  neighbor- 
hood development  fund  to  be  used  for  neighborhood  economic 
development  projects  citywide. 
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SECTION  B 


Detailed  Project  Description 


IIB.   DETAILED  PROJECT  DESCRIPTION 

1.       Statement  of  Problems  and  Objectives* 

a.       Problems 

Although  Boston  is  a  "hub"  city  for  a  large  metropolitan  and 
regional  market,  its  experience  contrasts  sharply  with  that  of 
its  surrounding  area.     Boston  is  a  small  city  with  exaggerated 
concentrations  of  problems  common  to  older,  mature  central 
cities.     The  City  of  Boston  makes  up  only  one-fifth  of  its 
metropolitan  area's  population,  compared  to  the  average  of 
two- thirds  among  the  nation's  large  central  cities.     Conse- 
quently, relative  to  other  central  cities,  Boston  has  ex- 
perienced substantially  greater  losses  of  population  and  manu- 
facturing jobs.     At  the  same  time  there  have  been  increasing 
concentrations  of  poor  in  the  central  city.     Boston,  with  20% 
of  the  metropolitan  area  population,  has  40%  of  the  metropolitan 
poor.     In  addition,  the  City  does  not  have  within  its  confines 
the  more  affluent  neighborhoods  which  boost  the  income  and 
tax  base  of  other  large  cities. 

Once  a  manufacturing  center,  Boston  has  shifted  to  greater 
specialization  in  services.     The  growth  of  the  services  sector, 
up  until  the  1970's,  had  traditionally  offset  Boston's  long-term 
losses  in  manufacturing,   trade  and  construction  (115,000  jobs 
have  been  lost  since  1950).     The  recessions  of  1971-72  and 
1974-75  impacted  Boston  severely  on  all  employment  fronts  and 
contributed  to  the  loss  of  58,000  jobs  between  1970  and  1977. 
These  losses  more  than  wiped  out  the  gains  made  during  the 
1960's  and  today  Boston  has  35,000  fewer  jobs  than  in  1960. 

The  effects  of  job  losses  and  the  shift  to  specialization  in 
services  have  contributed  to  the  multi-faceted  problems  facing 
Boston  today: 

-  Boston's  unemployment  rate  of  7.2%  (annual  1978  average) 
hits  hardest  among  those  with  manual  skills,  especially 
the  Black  and  Hispanic  work  force.     The  minority  and 
unemployed  work  force  is  heavily  concentrated  in  center 
areas  of  the  City. 

-  Boston  residents  have  captured  a  decreasing  proportion 
of  jobs  in  the  City,   down  from  48%  in  1960  to  38%  in 

1977.     The  rising  employment  sectors,  particularly  services, 
increasingly  provide  jobs  to  commuters  from  the  suburbs 
and  outside  the  SMSA.     These  commuters  have  the  skills 
and  education  to  out-compete  Boston's  displaced  blue 
collar  workers,  who  are  now  seeking  jobs  in  the  expand- 
ing economic  sectors  without  the  requisite  skills. 

*  Boston's  Comprehensive  Economic  Development  Strategy  (CEDS), 
September,    1978. 
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-  The  low  per  capita  income  level  in  Boston  ($6,007  in 
1977)  is,  in  part,   attributable  to  unemployment,  but  also 
to  the  low-wage  jobs  held  by  Boston  workers.     While 
some  portion  of  the  resident  work  force  has  migrated 
from  the  lost  blue  collar  jobs  to  the  growing  service 
sector,   the  employment  and  educational  background  of 
these  City  residents  justifies  speculation  that  they  hold 
the  relatively  lower-wage  occupations  in  this  sector. 

-  Boston  is  still  suffering  from  the  population  loss  ex- 
perienced up  to  1970  which  contributed  to  housing  de- 
terioration and  abandonment  in  Boston's  older  neighbor- 
hoods,  and  the  decline  of  neighborhood  commercial  centers 
Low  incomes  translate  into  less  investment  in  housing, 
less  local  purchasing  power,   and  contribute  to  rising 
inner-city  problems  of  crime,   social  deterioration  and 
private  sector  disinvestment.     The  results  are  that  large 
segments  of  vacant  and  under-utilized  land  and  buildings 
in  commercial,  industrial  and  residential  areas  of  the 

City  await  reuse  initiatives. 

-  The  property  tax,  the  only  significant  local  source  of 
general  revenue  authorized  to  the  City  by  the 
Commonwealth  of  Massachusetts,  is  overburdened  by 
increasing  demands  for  public  improvements  and  services. 
The  property  tax  base  has  not  reflected  the  City's 
economic  growth,  in  part  because  property  wealth  has 
not  risen  commensurately .     The  loss  of  manufacturing 
has  been  replaced  by  a  thriving  service  sector,  which 
has  required  less  capital  investment  per  worker.     Because 
the  lifeblood  of  the  property  tax  is  capital  investment,   it 
has  been  relatively  unresponsive  to  the  service  sector 
growth.     The  problem  is  exacerbated  by  the  City's  large 
share  of  tax-exempt  properties,   such  as  hospital  and 
educational  facilities,  which  comprise  two-thirds  of  the 
total  assessed  valuation  in  the  city. 

For  additional  information  see  Appendix:     (1)     CDBG 
application;   Year  5/7/79,  pp.    21-32,    127-141.      (2) 
CEDS  Vol.   I  pp.    12-22,   9/78. 

b .       Objectives 

Boston's  Comprehensive  Economic  Development  Strategy  has 
outlined  the  aforementioned  problems  and  state  that  projects 
benefiting  areas  with  a  high  unemployment  rate  and  bolstering 
area  development  potential  will  receive  priority  status. 
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CEDS  goals,     in  summary,   are: 

1.  Increase  the  number  and  quality  of  jobs  for  Boston 
residents  in  order  to  reduce  unemployment  and  increase 
real  income. 

2.  Induce  and  encourage  the  growth  and  diversification  of 
Boston's  economic  base. 

3.  Strengthen  the  City's  tax  base  in  order  to  increase  City 
revenues  for  providing  public  improvements  and  services, 
while  at  the  same  time,  reduce  the  City's  dependence  on 
the  property  tax  and  continue  a  well-managed  fiscal 
strategy . 

4.  Target  infrastructure  improvements  to  those  areas  having 
the  greatest  potential  for  fostering  job-creating  industrial 
and  commercial  development. 

5.  Promote  and  preserve  the  stability  of  neighborhoods  as 
places  to  live  and  do  business. 

For  each  goal,   CEDS  proposes  specific  policy  statements,   and 
in  turn,  these  policy  statements  provide  for  program  strategies, 

o 
c.       Strategies 

Boston's  CEDS  sets  forth  program  strategies  appropriate  to 
policy  and  goal  statements.     This  section  is  provided  in  the 
following  pages.     Derived  from  the  CEDS  goals,  policies  and 
program  strategies,  criteria  for  identifying  priority  income 
development  projects  were  developed.     They  are: 

1.  Project  is  expected  to  generate  a  significant  number  of 
new  jobs. 

2.  Project  is  expected  to  generate  jobs  for  Boston  residents. 

3.  Project  will  have  a  positive  quantifiable  impact  upon 
minorities  in  terms  of  employment  and  income. 

4.  Project  represents  growth  or  expansion  of  the  City's 
economic  base. 

5.  Significant  tax  benefits  would  be  derived  by  the  City. 

6.  Project  will  play  a  significant  role  in  the  long-term 
development  of  the  area  and  will  anchor  existing  invest- 
ment as  well  as  act  as  a  catalyst  for  future  private 
investment . 


1.  See  Appendix  2.,   CEDS  Vol  1,   pp.    12-22. 

2.  See  Appendix  3.,   CEDS  Vol  4,   pp.    12-20. 
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7.       Project  will  complement  other  programs  designed  to 
revitalize  or  develop  the  area. 

The  Copley  Place  development  represents  a  significant  step  in 
furthering  Boston's  goals  for  economic  development  and  job 
creation.     Copley  Place  satisfies  the  CEDS*  program  criteria 
as  follows: 

1.  Copley  Place  is  estimated  to  create  approximately  650 
construction  jobs  per  year  for  three  and  one-half  years 
and  approximately  6,280  permanent  jobs. 

2.  Hiring  goals  for  construction  and  permanent  employment 
were  negotiated  by  the  MTA  with  the  developer  to  provide 
for  Boston  residents  and  minorities. 

During  construction,  contractors  will  take  affirmative 
action  to  utilize  members  of  minority  groups  for  at  least 
20%  of  all  the  contractor's  person-hours  on-site.     During 
operation,   goals  for  new  permanent  employees  include: 
50%  Boston  residents,  30%  minorities,  50%  women,   17.2% 
residents  from  the  surrounding  neighborhoods,  and  good 
faith  efforts  to  ensure  job  opportunities  to  handicapped 
persons . 


EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PROVISIONS  ARE  CURRENTLY 
UNDER  NEGOTIATION.   THESE  PROVISONS  WILL  BE  INCLUDED  IN 
THE  FINAL  DOCUMENT. 


4.       Currently,   the  BRA  estimates  that  there  is  only  a  1.2% 
vacancy  rate  in  Class  A  office  buildings,  and  there  is 
virtually  no  bulk  office  space  available.     The  addition  of 
641,000  square  feet  of  office  space  will  provide  much 
needed  space  for  anticipated  demand.     Secondly,   the 
359,000  square  foot  retail  area  will  substantially  expand 
the  retail  uses  in  Back  Bay.     The  additional  retail  activity 
will  serve  to  act  as  a  magnet  for  additional  shoppers 
from  a  much  expanded  metropolitan  market  area. 


City  of  Boston,   Boston's  Comprehensive  Economic  Development  Strategy 
CEDS,   September  1978. 


5.  The  Copley  Place  development  will  contribute  significantly 
to  both  City  and  State  revenues.     Currently  the  site 
produces  no  income  or  taxes. 

a.  State 

By  1985,  under  stabilized  operations,  it  is  estimated 
that  Copley  Place  will  generate  in  sales  and  income 
tax  approximately  $14.9  million.     The  ratio  of  State 
return  compared  to  City  return  is  approximately 
2:1. 

b.  City 

Copley  Place  will  generate  significant  tax  benefits 
from  a  property  that  currently  produces  no  income 
to  the  City.     The  project  sponsor  is  considering  a 
121A  designation  for  the  project.     Such  a  designation 
would  result  in  payments  in  lieu  of  property  taxes 
to  the  City  based  upon  negotiated  percentages  of 
project  income.     It  can  be  estimated  that  payments- 
in-lieu-of- taxes  will  be  $5-$8  million.     In  addition, 
approximately  $850,000  will  be  returned  from  the 
State  to  the  City  in  Sales  Taxes. 

6.  The  Copley  Place  project,  in  particular  the  hotel  elements, 
will  relate  to  the  existing  and  planned  convention  facilities 
of  the  Hynes  Auditorium  located  in  the  adjacent  Prudential 
Center.     In  addition,   the  retail  component  will  relate  to 
the  high  quality  retail  areas  of  the  Back  Bay  and  will  be 
connected  directly  to  the  Prudential  Center  retail  area 

via  a  pedestrian  bridge. 

7.  Copley  Place  will  play  a  significant  role  in  supporting 
and  stimulating  long-term  development  of  the  surrounding 
area.     Developing  the  site  will  improve  air,  noise,  and 
visual  quality,   remove  a  blighting  influence,  and  re-link 
mid-town  neighborhoods.     Copley  Place  also  will  support 
commuter  line  improvements  currently  underway  on  the 
MBTA's  Orange  Line  and  Back  Bay  Station. 

d.       Need  for  Assistance 

Certain  site  development  costs  to  the  sponsor  of  Copley  Place 
are  substantially  above  those  the  initial  cash  flows  of  the 
project  could  adequately  bear.     The  City  recognizes  the 
necessity  of  a  "fair"  rate  of  return  as  an  integral  part  of  an 
economic  development  "equation"  and  acknowledges  the  need 
to  selectively  inject  public  funding  to  span  these  financial 
gaps. 

The  Copley  Place  development  is  a  priority  project  for  the 
City.     Its  place  in  the  CEDS  document  is  a  recognition  not 
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only  of  the  project's  substantial  tax  generation  and  job  crea- 
tion benefits  but  also  the  public  benefits  of  targeting  jobs 
and  providing  pedestrian,   retail  and  housing  amenities  to  the 
surrounding  neighborhoods . 

Unfortunately,  the  City  is  severely  limited  in  its  ability  to 
write  down  these  extra-ordinary  costs  and  thus  leverage  such 
a  substantial  private  investment.     The  property  tax  is  the 
only  significant  local  source  of  general  revenue  authorized  to 
the  City  by  the  Commonwealth  of  Massachusetts.     The  property 
tax  accounts  for  over  83%  of  locally  raised  revenue.     The  City 
is  not  authorized  to  collect  either  retail  sales  or  income  taxes. 

Boston's  effective  property  tax  rate  is  among  the  highest  in 
the  nation.     Currently  it  is  $252.90  per  $1000  in  assessed 
value.     By  comparison,  in  1975  the  Boston  per  capita  property 
tax  was  $512  vs.   $401  in  New  York  City.     One  cause  of  this 
is  the  number  of  properties  which  pay  no  taxes  --  federal, 
state,  medical,  and  educational  facilities.     Tax-exempt  property 
comprises  62%  of  the  total  land  in  Boston.     Finally,   despite  its 
good  record  in  limiting  operating  budget  growth,   the  City 
still  faces  operating  deficits.     The  most  recent  deficits  were 
FY' 78,  $32  million,  and  FY'77,   $52  million. 

An  examination  of  the  City's  budget  for  FY'78  reveals  the 
degree  of  dependence  on  outside  sources  of  revenue.     Approxi- 
mately $171  million  in  Federal  and  $132  million  in  State  funds, 
representing  approximately  35%  of  the  budget,  was  used  last 
year  by  the  City  to  carry  on  a  variety  of  City  functions. 

The  City's  ability  to  utilize  general  obligation  bonds  to  aid 
economic  development  activities  is  quite  limited.     The  City 
debt  load  (measured  by  the  conventional  ratio  of  the  size  of 
outstanding  debt  to  estimated  full  and  taxable  valuation)  has 
grown  to  become  the  second  highest  in  the  country  among 
cities,   second  only  to  New  York  City,  according  to  Moody's 
Investor  Service.     The  gross  debt  per  assessed  value  is 
30.4%.     The  gross  debt  of  $847  per  capita  is  high  compared  to 
other  cities  nationwide.     In  response  to  this  situation,  the 
City  has  established  and  has  had  in  effect  for  the  past  few 
years,   a  policy  to  limit  the  debt  at  $60  million  per  year. 
This,   nevertheless,   still  increases  debt  faster  than  old  debt 
is  retired,  and  at  higher  interest  rates.     In  fact,  because  of 
this  policy,   requests  of  over  $40  million  in  Capital  Improvements 
needs  defined  by  various  City  departments  were  unmet  last 
year.     It  is  anticipated  that  these  pressures  on  the  Capital 
Budget  will  continue. 

The  City's  high  existing  debt  loan  has  been  the  result  of  a 
clear  policy  by  the  City  to  undertake  a  substantial  backlog  of 
public  development  projects  in  order  to  upgrade  the  City's 
facilities.     Since  the  1960's,   an  aggressive  capital  expenditure 
program  for  school  construction,  urban  renewal,  mass  trans- 
portation and  port  development  has  been  pursued  by  the 
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public  sector.     Approximately  75%  of  the  City's  direct  debt 
now  is  represented  by  school  construction  and  urban  renewal 
projects  alone.     Over  this  period,   substantial  injections  of 
public  capital  were  provided  —  in  the  first  case,  principally 
to  eliminate  outworn  and  inadequate  structures  and  secondly, 
to  encourage  public  and  private  investment  in  strategic  areas 
of  the  City. 

In  the  midst  of  these  realities,  the  opportunities  to  invest  in 
this  area  offer  clear  benefits  to  the  public  and  private  sectors, 
For  the  private  sector,  a  labor  force  is  readily  available  and 
public  transportation  to  the  site  is  in  place.  For  the  public 
sector,  the  limited  public  investment  will  leverage  significant 
private  money  to  bring  unused  land  into  productive  and 
taxable  use. 
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EXHIBIT   IIB2-1 

CEDS  COMMITTEE 
CITY  OF  BOSTON 
OCTOBER   24,    1979 

RESOLUTION 


WHEREAS,   the  CEDS  Committee  of  the  City  of  Boston  has  determined 
that  the  following  projects  will  have  immediate  and  significant  economic 
development  benefit  to  the  City  of  Boston,   and  hence  are  essential 
elements  of  Boston's  Comprehensive  Economic  Development  Strategy,    and 

WHEREAS,   these  projects  are  entirely  consistent  with  and  will 
further  the  CEDS  Goals  and  Objectives,   and, 

WHEREAS,   these  projects  are  ready  for  implementation, 

NOW  THEREFORE  BE   IT   RESOLVED  that  the  CEDS  Committee  determines 
the  following  projects  to  be  the  City  of  Boston's  top  priority  economic 
development  projects  for  FY  1980: 

Charlestown   Navy  Yard  (BRA) 

Copley  Place  (BRA) 

Columbia  Point  (BRA) 

Theater  District  (BRA) 

Boston  Garden   (BRA) 

Building  #22/Dry  Dock  #3  -   Boston  Marine  industrial   Park  (EDIC) 

Building  #31    -  Boston  Marine   Industrial   Park  (EDIC) 

Army   Base  Adaptation   (EDIC) 

Pier  #6  -   Boston  Marine   Industrial   Park  (EDIC) 

Comprehensive  Energy  Feasibility  Analysis  (EDIC) 

BE    IT  FURTHER   RESOLVED  that  the  CEDS  Committee  requests  the  Co- 
Chairmen  to  proceed  with  carrying  out  negotiations  with  the  Economic 
Development  Administration  towards  securing   EDA  funds  for  these  priority 
projects. 

BE   IT   FURTHER   RESOLVED  that  said  negotiations  with   EDA  be  carried 
out  only  in  the  context  that  the  CEDS   Committee  intends  to  submit  to   EDA 
a  similar  list  of  priority  projects  submitted   by  CDC's,   and  that  the 
CEDS  Committee  will   seek  EDA  funding  of  said   CDC  proposals  to  the  extent 
advocated   by  the  CEDS  Committee. 


IIB2.  O.E.D.P.   Conformance:     CEDS  Committee  Resolution 

(Exhibit  IIB2-1) 

IIB3.  Project  Feasibility  Analysis 

This  section  describes  the  demand  for  each  component  of  the 
Copley  Place  project. 

Hotel 

The  City  of  Boston  is  in  great  need  of  new  hotel  space  to 
accommodate  the  increasing  numbers  of  convention  delegates , 
business  visitors,  and  tourists  traveling  into  the  City.     A 
study  by  the  Boston  Redevelopment  Authority  (BRA)  esti- 
mates that,  in  1978,  Boston  lost  250,000  room  sales  due  to  the 
shortage  of  available  hotel  rooms.     Over  the  next  ten  years, 
hotel  room  sales  are  expected  to  increase  from  1.3  million  per 
year  to  nearly  3.0  million  per  year,  and  an  additional  11,000 
new  hotel  rooms  will  be  needed  to  add  to  or  replace  the  rooms 
in  the  current  stock. 

Demand  for  hotel  space  from  convention  visitors  is  dependent 
on  the  adequacy  of  Boston's  convention  facilities.     If  Boston 
does  not  expand  its  convention  facilities,   1,700  more  rooms 
will  still  be  needed  to  accommodate  the  growing  numbers  of 
delegates  coming  to  the  conventions  the  City  now  hosts.     If 
the  convention  facilities  are  expanded,  convention  visitors  will 
require  at  least  4,000  new  rooms  by  1990  —  depending  on  the 
extent  of  the  expansion. 

Tourism  in  Boston  has  jumped  from  5.0  million  visitors  in  1970 
to  over  7.0  million  visitors  in  1978.     The  growth  of  tourism 
will  continue  to  occur  with  the  development  of  visitor  attrac- 
tions such  as  Faneuil  Hall  Marketplace  and  the  promotion  of 
Boston's  historic  and  cultural  areas.     By  1990,   2,700  new 
hotel  rooms  for  tourists  will  be  necessary  to  accommodate  this 
growth . 

The  number  of  business  visitors  arriving  in  the  City  is  expected 
to  increase  based  on  the  number  of  new  jobs  being  created  in 
the  City.     Employment  in  downtown  industries  will  grow  by 
45,000  jobs  in  1985  and  72,000  jobs  by  1990.     These  employment 
gains  point  to  the  need  for  3,300  additional  rooms  for  business 
visitors  by  1990. 

Including  the  1,100  rooms  the  City  will  need  to  replace  by 
1990  because  of  obsolescence,  the  total  demand  for  new  hotel 
space  in  Boston  will  be  11,100  rooms  by  1990,   7,000  of  which 
will  be  needed  by  1985.     Copley  Place  will  help  satisfy  this 
demand  by  providing  1,672  deluxe  and  convention  hotel  rooms. 


Office 

The  office  market  in  the  City  of  Boston  has  made  a  rapid 
recovery  from  the  15  percent  overall  vacancy  rate  it  suffered 
in  the  Spring  of  1977.     In  Spring,   1978,   vacancy  fell  to  10 
percent  and  in  October,   1979,   it  was  4.2  percent  according  to 
the  Building  Owners  and  Managers  Association  of  Greater 
Boston.     Currently  the  BRA  estimates  that  there  is  only  a 
1.2%  vacancy  rate  in  Class  A  office  buildings.     Virtually  no 
bulk  space  is  presently  available  in  the  City  and  no  new 
space  will  be  available  by  year-end  1980. 

The  Boston  office  market  absorbed  760,000  square  feet  of 
space  in  1979  and  is  projected  to  have  the  capacity  to  absorb 
900,000  square  feet  of  space  per  year  for  the  next  few  years. 
There  are  only  two  new  private  office  buildings  under  construc- 
tion in  downtown  Boston  and  they  will  not  be  completed  in 
1980.     There  are  no  plans  for  any  new  large  office  buildings 
in  the  Back  Bay  area  other  than  the  office  component  of 
Copley  Place.     Copley  Place's  two  major  competitors  in  the 
Back  Bay  —  the  Prudential  Center  and  the  John  Hancock 
Tower  —  currently  have  only  56,000  square  feet  of  space 
available  between  them.      Copley  Place  will  include  641,000 
square  feet  (G.L.A.)  of  Class  A  office  space. 

Retail 

The  largest  market  segment  for  Back  Bay  retail  stores  is 
composed  of  persons  who  live,  work,  or  use  the  facilities  in 
the  area.     This  so-called  "captive"  market  currently  numbers 
approximately  250,000  persons.     According  to  the  BRA's 
Shoppers  Survey  conducted  in  the  fall  of  1977  and  1978, 
about  43%  of  all  shoppers  in  the  Back  Bay  reside  in  the  City 
of  Boston.     The  remainder  of  the  metropolitan  area  outside  of 
the  City  contributes  between  32%  and  42%  to  sales  and  the 
area  beyond  the  metropolitan  area  contributes  15-25%  to  sales 
in  the  Back  Bay. 

In  1978,  the  Back  Bay  Association  and  the  Boston  Redevelopment 
Authority  sponsored  a  survey  of  retail  facilities  in  the  Back 
Bay  which  showed  an  increase  in  the  number  of  establishments 
from  212  in  1972  to  261.     Using  these  data,   and  projecting 
1972  sales  figures  at  a  5%  increase  compounded  annually, 
Larry  Smith  and  Company,   Ltd.,   has  estimated  current  and 
future  sales  volumes  (without  the  Copley  Place  Project).     By 
the  end  of  1979,  it  is  estimated  that  retail  facilities  in  Back 
Bay  generated  total  sales  of  $163  million.     This  represents  an 
increase  of  $70  million  over  the  $93  million  reported  by  the 
Bureau  of  Census  in  1972.     By  1983,   Larry  Smith  and  Company 
estimates  a  growth  in  sales  to  $198  million,   assuming  little  or 
no  growth  in  the  size  or  number  of  retail  f acuities.     With 
similar  growth  continuing  for  subsequent  future  years,    1995 
retail  sales  are  projected  to  reach  $356  million. 
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Retail  facilities  planned  for  Copley  Place  have  evolved  toward 
a  "specialty  center"  concept.     Such  a  center  will  depend  upon 
the  combined  attraction  of  the  total  retail  and  recreation 
environment  and  the  ambience  of  the  center  to  establish  and 
maintain  an  attractive  power  and  to  generate  shopper  traffic. 

In  1983,  the  preferred  Copley  Place  program  with  a  specialty 
store  of  about  104,000  gross  leasable  square  feet  and  197,000 
square  feet  of  retail  mall  shops  is  estimated  by  Larry  Smith 
and  Company  to  attract  sales  on  the  order  of  $72  million. 
Sales  volume  increases  beyond  1983  are  projected  at  a  rate  of 
5%  compounded  annually,  reflecting  the  growth  of  retail  sales 
in  the  Boston  metropolitan  area  from  1972  to  1977,  as  reported 
in  the  Census  of  Retail  Trade.     About  12.5-13.3%  of  all  sales 
would  be  generated  from  the  on-site  population  consisting  of 
employees,  residents,   and  guests,  with  hotel  guests  accounting 
for  about  three-quarters  of  the  on-site  sales.     The  remainder 
of  sales  would  originate  from  off-site  sources,  mostly  within 
the  Boston  SMSA  (Standard  Metropolitan  Statistical  Area). 
The  new  center  should  draw  most  heavily  on  higher  income 
groups  throughout  this  metropolitan  area.     It  is  estimated 
that  retail  development  at  Copley  Place  would  generate 
approximately  7,000  customers  per  day  with  the  specialty 
store  plan. 

The  origin  of  shoppers  and  sales  cannot  be  compared  because 
of  differences  in  sales  per  person,   and  differences  in  types 
of  purchases .     While  a  large  proportion  of  customer  trips  are 
expected  from  the  captive  market  of  downtown  workers  and 
residents ,   this  percentage  cannot  be  translated  directly  into 
sales.     Purchases  from  the  downtown  group  are  projected  to 
be  concentrated  mainly  in  the  lower  cost  (non-DSTM)  categories 
of  restaurant  and  services ,  rather  than  the  higher  priced 
DSTM  categories.     Non-DSTM  sales  account  for  29%  of  the 
total  Copley  Place  sales,   and  DSTM  accounts  for  71%  of  the 
sales . 

About  85%  of  the  Copley  Place  department- store- type-merchandise 
(DSTM)  sales  are  projected  to  originate  within  the  SMSA,   with 
smaller  shares  from  the  remainder  of  the  state,   the  region, 
the  country  and  beyond.     Measured  against  the  larger  area, 
Copley  Place  DSTM  sales  represent  1.6%  of  the  SMSA  sales 
total  with  the  specialty  store. 

The  development  of  Copley  Place  will  add  to  the  variety  and 
scope  of  retail  facilities  available  in  inner-city  Boston.     Copley 
Place  retail  space  would  represent  about  21%  of  the  total  retail 
space  in  the  Back  Bay.     Its  retail  impact  should  be  positive 
both  for  the  City  and  for  adjacent  communities. 

In  1983,   with  Copley  Place  fully  operational,   the  spin-off 
sales  to  the  Back  Bay  could  amount  to  about  $14  million. 


26 


The  total  DSTM  sales  of  the  Boston  SMS  A  were  about  $2.4 
billion  in  1977.     These  sales  increased  at  a  rate  of  $90  million 
per  year  from  1972  to  1977.     If  this  rate  of  growth  continues, 
the  market  will  reach  approximately  $3  billion  in  1983.     The 
growth  in  sales  of  $540  million  would  support,  at  $150  sales 
per  square  foot  per  year,  3.6  million  square  feet  of  retail 
space.     The  major  projects  currently  being  planned  total 
about  2,027,000  square  feet  or  about  half  of  the  total  DSTM 
space  which  could  be  supported  by  six  years  of  market  growth. 

It  is  anticipated  that  Copley  Place  will  have  a  very  unusual 
character,  both  because  of  its  tenants  and  the  project  design. 
These  factors  tend  to  significantly  limit  the  impact  of  any  of 
the  other  proposed  developments  on  sales  capture  and  spin-off 
to  Copley  Place. 

Housing 

The  residential  areas  studied  which  surround  the  Copley  Place 
development  include  portions  of  the  South  End  (Tracts  703-709) 
and  all  of  the  Back  Bay,   the  Fenway  and  Bay  Village.     This 
area  today  has  about  27,700  housing  units  and  52,500  people, 
roughly  11%  and  8%  of  the  Boston  housing  units  and  population, 
respectively,   reflecting  the  greater  number  of  young  professional 
people  and  the  fewer  number  of  people  per  household  living 
in  the  area.     More  than  3,400  units,  or  approximately  12%  of 
the  housing  units  in  this  area  are  subsidized.     Effective 
housing  demand  (including  the  Copley  Place  increment)  within 
that  impact  area  during  the  1976  to  1985  year  period  is  expected 
to  increase  approximately  1,400  to  1,800  units  per  year  on  the 
average  annual  basis.     It  is  estimated  that  the  portion  of  this 
demand  attributable  to  Copley  Place  is  estimated  to  be  about 
200  households  per  year  over  a  five  year  period.     Total 
Copley  Place  employment  is  estimated  to  be  approximately 
6,280.     Prevailing  rents  within  the  impact  area  may  preclude 
some  from  living  in  the  area,  although  others  might  be  able  to 
share  a  unit  or  qualify  for  subsidized  housing  within  the 
area.     Also  many  workers  will  simply  remain  in  their  present 
neighborhoods,   and  this  tendency  has  been  documented  by 
several  surveys  of  prominent  Back  Bay  employers . 

The  physical  characteristics  of  the  housing  stock  are  quite 
different  within  each  neighborhood  in  the  area.     The  South 
End  and  Bay  Village  have  the  greatest  number  of  units  in 
buildings  with  less  than  five  units  per  building,   which  in 
part  helps  explain  the  number  of  owner  occupied  units  in 
these  two  neighborhoods.     The  majority  of  the  buildings  in 
the  Fenway  and  Back  Bay  have  five  to  49  units  and,   further- 
more,  the  Fenway  has  fully  23%  of  its  units  in  buildings  with 
more  than  50  units. 
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The  Back  Bay  has  the  highest  median  income  of  the  neighbor- 
hoods within  the  study  area.     This  is  reflected  by  the  high 
number  of  middle  and  upper  income  households  (70%)  in 
comparison  to  the  other  neighborhoods  and  is  due  to  the  large 
number  of  professionals  residing  in  the  neighborhood.     The 
Fenway  has  an  estimated  46%  of  its  non-subsidized  units 
occupied  by  middle  and  upper  income  households,  compared 
with  47  to  60%  for  the  South  End.     Data  for  Bay  Vulage  is 
not  presently  available. 

Rental  rates,   in  general,   within  the  impact  area  are  relatively 
high,  particularly  in  the  Back  Bay,   South  End  and  Bay 
Village  where  they  range  from  $225  for  a  studio  to  $750  for  a 
2- bedroom  unit. 

The  rate  of  increase  in  apartment  rental  rates  in  the  impact 
area  since  1974  has  exceeded  that  for  the  entire  City,  with 
the  exception  of  the  Fenway.     Average  annual  increases  in 
the  South  End,   Bay  Village,   and  on  St.   Botolph  Street  range 
from  6  to  13%  per  year,   while  increases  in  Back  Bay  and 
Fenway  were  generally  lower.     The  average  annual  rental 
increase  in  the  Boston  metropolitan  area  since  1967  has  been 
6.2%. 

The  forces  which  traditionally  have  been  responsible  for  this 
change  in  the  neighborhoods  adjacent  to  the  proposed  project 
have  been  varied.     These  forces  include  the  massive  urban 
renewal  program  in  the  South  End  and  substantial  public 
investment  elsewhere,   the  generation  of  over  90,000  office 
jobs  from  1968  to  1978  in  the  inner  City,   the  maturation  of 
the  post-war  babies,  the  tendency  toward  smaller  households, 
the  vulnerability  of  the  housing  supply  in  terms  of  price  and 
location  (and  the  opportunity  it  presented),   increased  income 
levels  for  Boston's  residents,  and  changing  lifestyles  which 
have  made  it  more  fashionable  to  live  in  the  inner  City. 

The  price  of  for-sale  and  rental  housing  within  the  study 
area  is  higher  than  in  the  City  as  a  whole,   but  is  comparable 
to  units  in  Boston's  central  area,   the  Waterfront  and  the 
North  End.     In  essence,   the  area  is  not  as  vulnerable  (or 
ripe  for  speculative  opportunity)  as  it  was  10-15  years  ago 
when  the  Prudential  Center  was  built,   but  the  area  is  very 
much  in  demand  as  a  place  to  live  for  those  who  can  afford 
it. 

Parking 

Copley  Place  is  being  designed  as  an  urban  project.     For  this 
reason,   a  balanced  approach  toward  parking  has  been  taken; 
i.e.,   an  attempt  was  made  to  serve  adequately  the  proposed 
land  uses  without  generating  an  excessive  amount  of  traffic 
on  surrounding  streets.     The  parking  program  thus  meets 
development  needs  in  a  manner  consistent  with  City  environ- 
mental policy. 
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The  program  for  Copley  Place  calls  for  a  maximum  on-site 
parking  supply  of  1500  parking  places.     About  50-75  of  these 
would  be  allocated  to  the  housing  component  of  Copley  Place. 
The  proposed  hotels  would  be  allocated  550  spaces  to  serve 
their  patrons  exclusively.     Copley  Place  employees  would  be 
assigned  275  spaces,  and  the  general  public  625,  for  a  total 
of  1500  spaces. 

Transportation  analyses  have  shown  that  the  parking  supply 
is  justified  in  terms  of  demand  in  all  categories .     The  amount 
of  employee  parking  provided  is  lower  than  projected  demand 
but  within  the  same  range  as  other  downtown  Boston  office 
buildings  constructed  in  the  last  ten  years.     Excess  demand 
in  the  long  run  can  be  met  through  carpools  and  use  of 
transit  and  walk  needs. 

Copley  Place  has  a  conditional  Parking  Freeze  Permit,  but  is 
committed  to  review  since  the  development  package  has  been 
modified.     The  City's  Air  Pollution  Control  Commission  grants 
the  permit  and  will  review  the  allocation  of  commercial  spaces 
based  on  the  current  development  program.     Because  of  the 
relationship  of  employee  and  other  non- commercial  parking 
spaces  to  the  availability  and  utilization  of  commercial  spaces, 
the  APCC  reviews  the  project's  total  parking  program.     This 
is  also  in  consonance  with  their  general  role  in  preserving  air 
quality . 

To  reinforce  the  City's  environmental  policy  of  encouraging 
employees  to  use  public  transportation  and  to  prevent  the 
excess  demand  for  employee  parking  from  using  residential 
streets  in  the  area,   the  City  will  initiate  the  process  of 
designating  and  implementing  a  resident  parking  sticker 
program  in  an  area  defined  approximately  by  Massachusetts 
Avenue,   Storrow  Drive,  Arlington  Street  and  Tremont  Street. 
This  process  must  involve  the  participation  of  community 
groups  and  their  eventual  concurrence  to  a  specific  plan 
before  implementation. 

By  intensifying  the  land  use  of  the  Back  Bay,  by  providing 
direct  connections  to  Back  Bay  Station  and  the  new  rapid 
transit  service  and  by  providing  a  balanced  parking  supply 
there  is  a  definite  commitment  to  adapting  this  project  to  its 
new  environment  and  neighborhood  concerns  while  still  meeting 
development  requirements . 
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LIST  OF  SOURCES  FOR  PROJECT  FEASIBILITY  AND  ANALYSIS 


HOTEL :  Hotel  and  Convention  Center  Demand  and  Supply  in 

Boston  --Past,  Present  and  Future,  Boston  Redevelopment 
Authority,   1979.     (This  study  was  used  as  the  primary 
source  of  economic  data  on  the  hotel  market.     This  study 
contains  a  survey  of  hotel  owners  and  managers  as  well 
as  a  detailed  economic  analysis  of  the  hotel  market  in 
Boston  and  provides  the  most  current  profile  available.) 

Expanding  Boston's  Convention  Facilities,  Boston 
Redevelopment  Authority,   1979. 

A  Growth  Strategy  for  Boston's  Hotel  and  Convention 
Industry ,  Boston  Redevelopment  Authority,   1976. 

OFFICE:  Office  Industry  Survey,  Boston  Redevelopment 

Authority,   1979.     (This  study  is  an  inventory  and  an 
analysis  of  Boston's  private  office  market  based  on  a 
survey  of  building  owners  and  managers  focusing  on  the 
location,   quality  and  financial  operation  of  office  space. 
Together  with  office  industry  trade  reports  on  absorbtion 
rates,  vacancy  levels,  and  rents;  these  materials  provide 
an  in-depth  and  current  view  of  Boston's  office  industry.) 

RETAIL:  Revised  Copley  Place  Retail  Impact  Analysis,  Boston, 

Massachusetts,  Larry  Smith  and  Company,  Ltd., 
January,   1980.     (This  study  is  an  economic  impact 
analysis  of  the  Copley  Place  project  on  the  existing  retail 
market  of  the  Back  Bay.     It  also  considers  the  South 
End  and  the  relationship  of  Copley  Place  to  other  planned 
retail  developments  in  the  metropolitan  area . ) 

HOUSING:  Copley  Place  Housing  Impact  Study,  Economics  Research 

Associates,  December,   1979.     (This  study  examined 
historical  and  current  housing  trends  in  the  Fenway, 
Back  Bay,   Bay  Village  and  portions  of  the  South  End 
(Tracts  703-709),   and  the  factors  which  contributed  to 
those  trends.     The  study  also  examined  factors  which 
would  influence  future  housing  market  conditions  and  the 
incremental  impact  of  Copley  Place . ) 

PARKING:  Copley  Place  Transportation  Impact  Study,   Parsons, 

Brinckerhoff,  Quade,  &  Douglas,  Inc.,  and  Norman  A. 
Abend,  January,  1980.  (This  study  analyzed  parking 
requirements  for  each  of  the  project  components . ) 
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IIB4.  Developer  and  Other  Parties 

a.       Background  of  Project  Sponsor 

Urban  Investment  and  Development  Co.    (together  with  its 
affiliates  and/or  subsidiaries  "UIDC"),   a  Chicago-based 
developer/builder  will  act  as  the  project  sponsor.     With  opera- 
tions in  fifteen  states  and  regional  offices  in  five  major  cities, 
UIDC's  activities  cover  a  wide  range  of  residential,   commercial 
and  industrial  projects.     Its  staff  of  over  750  employees 
provides  planning,   design,   development,  construction,  manage- 
ment and  technical  services  to  these  projects. 

UIDC  was  formed  in  1968  through  a  consolidation  of  several 
predecessor  firms .     These  firms  already  had  gained  well-known 
reputations  for  developing  three  of  the  first  regional  shopping 
centers  in  the  Chicago  area  and  for  the  planning  and  construc- 
tion of  Park  Forest,   one  of  the  first  privately  financed  new 
towns  built  after  World  War  II.     In  1970,   UIDC  was  acquired 
by  Aetna  Life  and  Casualty  and  its  assets  have  since  grown 
from  $110  million  in  1970  to  over  $500  million  by  1978. 

UIDC's  successful  development  and  management  of  Water 
Tower  Place  in  Chicago  evidence  its  ability  in  multi-use  projects . 
The  approximately  $200  million  complex  contains  an  eight  level 
shopping  area  anchored  by  Marshall  Field  &  Company  and 
Lord  &  Taylor,  a  Ritz-Carlton  Hotel,  a  bank,   twelve  restaurants, 
four  cinemas,   200,000  square  feet  of  office  space,   260  condo- 
minium units  and  underground  parking. 

The  retail  portion  of  Water  Tower  Place  accounts  for  roughly 
one-half  of  the  sales  in  Chicago's  North  Michigan  Avenue 
shopping  district  and  the  complex  as  a  whole  served  as  a 
focal  point  for  the  rapid  development  in  the  Near  North  area 
of  Chicago. 

Other  planned  multi-use  developments  include: 

.     A  retail- hotel-office  development  in  Philadelphia's  Market 
Street  East  area,   combining  new  construction  and  substan- 
tial renovation. 

.     An  approximately  $100  million  multi-use  structure  with 
retail  facilities,   hotel  and  offices  in  downtown  Denver. 

Projects  under  development  are: 

.  Five  planned  communities,  four  in  the  Chicago  area  and 
one  in  Denver,  each  of  which  contains  shopping,  living, 
working  and  recreational  facilities . 

.     First  City  Tower,   a  more  than  $100  million,  49  story,    1.4 
million  square  foot  office  building  in  Houston. 


.     200  South  Wacker  Drive  in  downtown  Chicago,  a  40 
story,  $63  million  office  tower. 

Completed  projects  include: 

.     Three  major  office  buildings  in  downtown  Denver  con- 
taining a  total  of  1.5  million  square  feet. 

.  Eight  shopping  centers  in  the  Chicago  metropolitan  area, 
comprising  8.1  million  square  feet  of  space  and  generat- 
ing retail  sales  in  excess  of  $1  billion. 

b.  Other  Private  Parties 

Two  major  hotel  chains  have  agreed  to  enter  into  separate 
joint  venture  partnership  agreements  with  UIDC  as  50-50 
owners  of  the  two  hotels.     A  nationally  known  specialty  store 
will  also  join  Copley  Place  as  a  lead  tenant  in  the  retail  portion 
of  the  development. 

c.  Roles  of  the  Parties 

After  the  development  phase,  UIDC  will  act  as  co-owner  with 
each  hotel  under  the  terms  of  the  joint  venture  agreements . 
The  hotel  corporations  will  manage  and  operate  their  respective 
facilities.     UIDC  will  own  and  manage  all  other  uses  in  Copley 
Place,  including  office,  retail,  housing,  and  parking. 

d.  Other  Information 

.     UIDC  has  negotiated  a  99  year  lease  with  the  Massachusetts 
Turnpike  Authority  for  the  land  and  air  rights  over  the 
proposed  project  site.     The  Appendix  (item  6)  includes  a 
copy  of  the  Lease  Agreement  permitting  the  development 
of  Copley  Place  according  to  the  MTA's  lease  terms  and 
covenants . 

.     There  is  no  relationship  between  elected  officials,  city 
employees  or  their  families,  and  any  party  to  any  trans- 
action in  the  proposed  project. 

.     UIDC  currently  is  involved  in  no  other  projects  in  the 
proposed  area. 
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IIB5. 


Copley  Place  Consultants  to  Date 


NAME 


FUNCTION 


UIDC  Consultants 


Inland  Construction,  Inc. 
845  North  Michigan  Avenue 
Chicago,   Illinois     60611 

Ketchum,  Konkel,  Barrett,  Nickel, 
Austin,  Inc. 
7456  West  5th  Avenue 
Denver,   Colorado     80226 

Martin  &  Cagley 

6000  Executive  Boulevard 

Rockville,  Maryland     20852 

Zaldastani  Associates,  Inc. 

7  Water  Street 

Boston,  Massachusetts     02109 

Lev  Zetlin  Associates 

131  State  Street 

Boston,  Massachusetts     02109 

Ralph  E.   Phillips 

1633  26th  Street 

Santa  Monica,   California    90404 

Syska  &  Hennessy,  Inc. 

11  West  42nd  Street 

New  York,  New  York     10036 

R.G.  Vanderweil,  Inc. 

52  Chauncy  Street 

Boston,  Massachusetts     02111 

Parsons,  Brinckerhoff ,  Quade  & 
Douglas,  Inc. 
177  Milk  Street 
Boston,  Massachusetts     02109 

James  Felt  Realty  Services,  Inc. 

488  Madison  Avenue 

New  York,  New  York     10022 


Construction  estimating  and  budgeting 
services 


Property  boundaries,   ramp  layouts, 
hotel  layouts,  etc. 


Structural  Engineers 


Structural  Engineers 


Structural  Engineers 


Mechanical/Electrical/Plumbing/Fire 
Protection  Engineers 


Mechanical/Electrical/Plumbing/Fire 
Protection  Engineers 


Mechanical/Electrical/Plumbing/Fire 
Protection  Engineers 


Civil  engineering,   ramps,   parking 
garage  studies,   ventilation,   etc. 


Real  Estate  Consultant,   Appraisers 
and  Brokers 
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NAME 


FUNCTION 


UIDC  Consultants  (cont'd) 


Strouse  Greenberg  and  Company 
1626  Locust  Street 
Philadelphia,  Pennsylvania  19103 

Ryan  Elliot  and  Company,  Inc. 

24  Federal  Street 

Boston,  Massachusetts     02110 

Wolf  &  Company 

P.O.   Box  275 

Pleasantville ,  New  York     10570 

Cullinan  Engineering  Company 

25  Huntington  Avenue 
Boston,  Massachusetts     02116 


Norman  A.  Abend 
304  Concord  Road 
Wayland,  Massachusetts 


01778 


Inc. 


Bolt,  Beranek  and  Newman, 

50  Moulton  Street 

Cambridge,  Massachusetts     02138 

Environmental  Research  and 
Technology,  Inc. 
696  Virginia  Road 
Concord,  Massachusetts     01742 


HMM  Associates,  Inc. 
One  Forbes  Road 
Lexington,  Massachusetts 


02173 


The  Architects  Collaborative,   Inc. 

46  Brattle  Street 

Cambridge,  Massachusetts     02138 

Emery  Roth  &  Sons 

845  Third  Avenue 

New  York,  New  York     10022 

Zaldastani  Associates,   Inc. 

7  Water  Street 

Boston,  Massachusetts     02109 

Minot  DeBlois  and  Madison 
294  Washington  Street 
Boston,  Massachusetts     02109 


Real  Estate  Counsel,   Appraisers 
and  Brokers 


Real  Estate  Counsel,   Appraisers 
and  Brokers 


Project  Scheduling  Consultants 


Surveyors 


Traffic  engineering  and  planning 
services 


Environmental  Impact  Report 
Wind  Study 


Air  quality;   traffic  and  pedestrian 
circulation;   visual  quality,   utilities; 
services  and  energy;   wind;   community 
noise;  hydrology,  etc. 

Draft  Environmental  Impact  Report, 
Final  Environmental  Impact  Report, 
etc. 

Master  Architect,   Design  studies,  EIR, 
feasibility  study  work,  etc. 


Architects 


Architects 


Real  Estate  Consultants 
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NAME 

UIDC  Consultants  (cont'd) 

McCormack  &  Zimble 

225  Franklin  Street 

Boston,  Massachusetts     02110 

Goodwin,  Procter  &  Hoar 

28  State  Street 

Boston,  Massachusetts     02109 


Laventhol  &  Horwath 
Two  Center  Pla2a 
Boston,  Massachusetts 


FUNCTION 


Legal  Counsel 


Legal  services  with  respect  to  air 
rights  lease,   statutes,   environmental 
matters,   121A  tax  agreement,  parking 
freeze  application,   etc. 

Accountants,  Market  Studies 


02108 


Peat,  Marwick,  Mitchell  &  Co. 
222  South  Riverside  Plaza 
Chicago,  Illinois 

Hanscomb  Associates,  Inc. 

60  East  42nd  Street 

New  York,  New  York     10017 

Wolf  &  Company 

P.O.   Box  275 

Pleasantville ,  New  York     10570 


Accountants 


Cost  Consultants 


Cost  Consultants 


C.A.   Crowley  Engineering,   Inc. 
40-48  North  Main  Sreet 
Middleboro,  Massachusetts     02346 

Lerch,  Bates  Associates,   Inc. 
2001  East  Easter  Avenue 
Littleton,   Colorado     80122 


Ventilation  Engineers 


Vertical  Transportation  Engineers 


BRA  Consultants 


Larry  Smith  &  Co . ,   Ltd . 
230  North  Washington  Street 
Investment  Building  /  Suite  402 
Rockville,  Maryland     20850 

Economic  Research  Associates 

334  Boylston  Street 

Boston,  Massachusetts     02116 


Retail  Impact  Analysis 


Housing  Impact  Analysis 


Capital  for  Real  Estate,  Inc. 
200  Clarendon  Street 
Boston,  Massachusetts     02116 

Office  of  Federal  Relations  Consultant 


Financial  Consultant 


Warren  H.   Butler,   Urban  Consultant 
7005  Arandale  Road 
Bethesda,   Maryland     20034 
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UDAG  Consultant 


IIB6.  a.       Primary  Project  Description 

The  City  of  Boston  is  applying  for  a  $19,724,000  Urban 
Development  Action  Grant  to  aid  in  the  development  of  Copley 
Place . 

Copley  Place  is  a  major  unified  multi-use  development  with  a 
variety  of  distinctive  features  which  include: 

.     A  359,000  square  foot  (G.L.A.)  retail  center  including  a 
specialty  department  store,  gallery  shops,   restaurants, 
theatres ,  a  sports  facility  and  community  retail  space ; 

641,000  square  feet  (G.L.A.)  of  low-rise  office  space  on 
seven  levels  overlooking  the  retail  center; 

.     A  712  room*  luxury  hotel  with  in  dividual/ group  accom- 
modations ; 

.     A  960  room**  convention  hotel  with  extensive  meeting 
facilities ; 

100-150  units  of  housing,   25%  low-income  units;   and 

.     Enclosed  parking  for  1500  cars. 

The  primary  entry  into  Copley  Place  from  Copley  Square  is 
through  the  Rotunda  of  the  luxury  hotel  on  the  triangular 
site.     Moving  up  into  the  cascading  spaces  of  the  lobby  floor, 
the  visual  connections  with  Copley  Square  and  the  Dartmouth 
Street  Mall  are  sustained  through  glass  walls.     The  Stuart 
Street  Bridge  draws  the  visitor  into  the  mezzanine  level  of 
the  mall  entry  at  Stuart  and  Dartmouth  Streets,   which  provides 
a  window  into  the  retail  and  office  uses  above.     Hotel  guests 
and  pedestrians  then  escalate  up  to  the  first  level  of  the 
Central  Gallery.     The  Gallery  will  be  a  unique  urban  environ- 
ment lined  with  shops,  the  specialty  department  store  and  a 
striking  central  atrium  with  four  office  building  lobbies .     The 
South  Gallery  linked  to  the  central  atrium  features  fine  res- 
taurants and  theatres.     The  Central  Gallery  is  a  high-volume 
corridor  providing  access  to  a  rich  diversity  of  activities . 
On  the  west  end  of  the  Central  Gallery  is  the  Huntington 
Avenue  Gallery  entrance,   a  major  glass  greenhouse  space 
opening  to  the  convention  hotel. 


*  The  total  number  of  rooms  including  multiple  room  suites  is  actually  756. 
**  The  total  number  of  rooms  including  multiple  room  suites  is  actually  1000. 
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Description  of  the  Project  Components 


Luxury  Hotel: 


The  luxury  hotel  is  a  712-room  deluxe  individual/ 
group  facility.     There  are  a  number  of  exciting  public 
spaces  with  a  variety  of  food  and  beverage  offerings. 
Ballroom  and  conference  facilities  complete  the  mix  of 
uses  in  the  hotel. 


Convention  Hotel: 


Retail  Area: 


Office  Space: 


Parking  Facilities: 


Public  Benefits: 


The  convention  hotel  is  a  960-room  comprehensive 
meeting  and  convention  facility.     Entry  to  the  hotel  is 
through  the  Huntington  Avenue  Gallery  entrance, 
which  also  connects  with  the  retail  and  office  levels  of 
Copley  Place.     One  entry  is  at  the  end  of  a  glass-covered 
pedestrian  bridge  which  connects  Copley  Place  with  the 
Prudential  Center.     The  hotel  includes  two  ballrooms, 
a  selection  of  additional  meeting  rooms ,   and  a  variety 
of  food  and  beverage  facilities . 

The  retail  center  includes  approximately  359,000 
square  feet  (G.L.A.)  of  shops  anchored  by  two  hotels, 
a  restaurant/theatre  complex  and  four  office  buildings 
with  access  from  a  central  atrium.     The  skylighted, 
landscaped  gallery  and  pedestrian  bridges  connect  the 
project  elements  and  provide  links  to  the  Prudential 
Center,  Huntington  Avenue,   Copley  Square  and  the 
Dartmouth  Street  Mall.     The  Gallery  with  its  adjoining 
uses  is  connected  to  the  central  parking  garage  and  to 
Back  Bay  Station  by  way  of  a  grade  separated  pedestrian 
crossing. 

Copley  Place  will  offer  641,000  square  feet  (G.L.A.)  of 
office  space  in  four  seven-level  structures  above  the 
retail  uses  overlooking  the  Central  Gallery.     The 
buildings  are  joined  by  glass  enclosed  areas  and  are 
capped  by  a  "sky  dome"  above  the  mall.     This  location 
between  the  Prudential  and  John  Hancock  Towers  is  a 
three-minute  walk  to  subway  and  commuter  stations . 
There  is  direct  access  to  shopping,   hotel,   restaurant, 
theatre,   Prudential  Center  and  Copley  Square  activities. 

There  are  1200  parking  spaces  conveniently  located 
directly  below  the  retail/office  center  and  convention 
hotel.     An  additional  333  spaces  will  be  located  under 
the  luxury  hotel  for  exclusive  use  by  hotel  guests  and 
visitors . 

Extensive  citizen  participation  was  agreed  to  by  the 
developer  in  the  air  rights  lease  agreement  with  the 
Massachusetts  Turnpike  Authority.     Through  the 
Citizen's  Review  Committee,   the  planning  process  for 
Copley  Place  has  resulted  in  many  significant  design 
changes . 
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100-150  units  of  housing  have  been  committed  to  the 
corner  of  the  project  abutting  the  St.   Botolph  Street 
neighborhood  and  Southwest  Corridor  Deck  facing  the 
South  End.     The  5-story  structure  will  reflect  the 
Back  Bay  and  South  End  in  building  density,  height, 
access  and  income  mix,  with  25%  of  the  units  provided 
for  low  income  households. 

The  Copley  Place  development  will  eliminate  a  major 
source  of  blight  and  pollution  by  decking  over  the 
Turnpike  and  relink  the  Back  Bay  and  South  End 
neighborhoods  by  providing  active  uses  along 
Dartmouth  Street  and  through-the-site  access  to  the 
subway  lines  and  commuter  rail  station. 

"Tenant  will  attempt  to  set  aside  space  in  the  range  of 
15,000  to  20,000  square  feet  facing  on  the  proposed 
deck  over  the  Southwest  Corridor  transit  line  for 
community-oriented  stores.     Of  these,  approximately 
50%  will  be  reserved  for  Community  Development 
Corporations  and  Minority  Business  Enterprises  at 
below  market  rents . " 

It  is  estimated  that  Copley  Place  will  provide  approxi- 
mately 6280  permanent  jobs  and  approximately  650 
construction  jobs  for  three  and  one  half  years. 
Affirmative  action  goals  for  permanent  jobs  provided 
for  in  the  air  rights  lease  include: 

(i)       Minorities  -  30% 
(ii)      City  of  Boston  Residents  -  50% 
(iii)     Residents  of  the  neighborhoods  of  the  South 
End,   St.   Botolph,   Back  Bay,   Fenway,   Lower 
Roxbury,  Bay  Village,   Chinatown,   and  South 
Cove  -   17.2%'(see  Exhibit  IIB6-1) 

(iv)     Women  -  50% 

(v)      Good  faith  effort  for  the  handicapped 

During  construction  the  air  rights  lease  requires  that 
the  contractors  take  affirmative  action  to  utilize  members 
of  minority  groups  for  at  least  20%  of  the  contractor's 
person-hours  on  site  and  to  award  5%  of  the  total 
contract  price  to  Minority  Business  Enterprises. 


EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PROVISIONS  ARE  CURRENTLY 
UNDER  NEGOTIATION.   THESE  PROVISIONS  WILL  BE  INCLUDED  IN 
THE  FINAL  DOCUMENT. 


EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PROVISIONS  ARE  CURRENTLY 
UNDER  NEGOTIATION.   THESE  PROVISONS  WILL  BE  INCLUDED  IN 
THE  FINAL  DOCUMENT. 


During  the  three  and  one  half  year  construction  phase 
it  is  estimated  that  Copley  Place  will  return  $6 . 1 
million  to  the  Commonwealth  of  Massachusetts  in  Income 
and  Sales  and  Use  Taxes.     Once  operational,  it  is 
estimated  that  Copley  Place  will  provide  approximately 
$14.9  million  a  year  to  the  State  from  Income  and  Sales 
Taxes . 

The  project  will  provide  additional  benefits  to  the  City 
in  the  form  of  substantial  property  taxes  from  a  site 
which  is  presently  non-tax  producing.     The  project 
sponsor  is  considering  a  121 A  designation  for  the 
project.     Such  a  designation  would  result  in  payments 
to  the  City  based  on  a  negotiated  proportion  of  project 
income.     It  can  be  estimated  that  payments  in  lieu  of 
taxes  will  be  $5-$8  million.     In  addition,   approximately 
$850,000  would  be  returned  from  the  State  to  the  City 
from  Sales  Taxes. 

.     The  repayments  of  the  UDAG  loan  will  be  placed  in  an 
economic  development  fund  to  be  used  for  neighborhood 
economic  development  projects  citywide. 

Construction  Schedule 

The  construction  of  Copley  Place  is  scheduled  to  begin  in 
September,    1980  and  will  last  approximately  three  and  one 
half  years.     Construction  will  begin  with  site  preparation 
work,   which  will  be  a  major  activity  for  the  first  ten  months 
of  the  project.      Site  preparation  will  be  concluded  in  month 
18,   with  completion  of  regrading  and  bridge  modifications. 

The  construction  of  the  luxury  hotel  will  begin  in  month  3,   as 
soon  as  the  site  preparation  work  permits.     The  hotel  parking 
on  the  triangle  will  be  completed  at  month  12  and  the  hotel 
tower  superstructure  will  be  completed  at  month  30. 

The  construction  of  the  convention  hotel  and  the  infield 
facilities  (parking,   retail  and  office)  will  begin  concurrently 
in  month  10.     The  infield  parking  should  be  completed  in 
month  26.     The  retail  facilities  will  be  ready  for  final  improve- 
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ments  by  tenants  beginning  with  month  39.  The  convention 
hotel  is  scheduled  for  completion  in  month  40  and  the  office 
space  will  be  available  by  month  42. 

The  housing  units  will  be  the  last  project  component  to  be 
initiated,  beginning  in  month  38.     These  units  are  scheduled 
for  occupancy  beginning  in  month  42.     However,  UIDC  is 
required  by  the  MTA  lease  to  complete  the  housing  within  6 
months  after  the  deck  portion  of  the  Southwest  Corridor 
project  fronting  the  project  is  completed. 

Much  of  the  Southwest  Corridor  rail  improvement  construction 
will  be  taking  place  at  about  the  same  time.     Completion  of 
the  Back  Bay  Station  is  not  scheduled  until  early  1984. 
Thus,  the  "new"  station  will  be  completed  shortly  after  the 
completion  of  the  major  construction  activities  associated  with 
Copley  Place.     Required  Dartmouth  Street  bridge  reconstruc- 
tion is  estimated  to  be  completed  by  early  1982.     For  further 
information  see  Construction  Schedule,  IIB8a. 

The  Relation  of  the  Project  to  Existing  and  Planned  Facilities 
in  the  Community 

The  Copley  Place  project  is  situated  in  an  area  at  the  junction 
of  the  South  End,  Fenway  and  Back  Bay  communities  which 
have  been  the  focus  of  redevelopment  activities  for  many 
years.     In  fact,   Copley  Place  is  virtually  surrounded  by  the 
privately  financed  Prudential  Center  project,   the  Fenway  and 
South  End  Urban  Renewal  projects  and  the  Southwest  Corridor 
project.     These  completed  developments  and  those  proposed 
within  the  Urban  Renewal  areas  should  both  complement  and 
be  enhanced  by  the  Copley  Place  project. 

The  Prudential  Center,   a  mixed  office,   residential,   conven- 
tion, hotel  and  commercial  center  should  benefit  directly  from 
Copley  Place.     A  direct  pedestrian  link  from  Prudential  to 
Copley  Place  is  being  incorporated  into  the  project  to  maxi- 
mize pedestrian  flow  and  interaction  between  the  two 
complexes . 

The  proposed  expansion  of  Hynes  Auditorium  convention 
facilities  will  be  complemented  by  the  additional  hotel  rooms 
located  at  Copley  Place.      Conversely,   the  increase  in  conven- 
tions due  to  an  improved  and  expanded  Hynes  will  benefit  the 
Prudential  Center,   Copley  Place  and  the  City  as  a  whole. 

The  Fenway  Urban  Renewal  Project,  located  at  the  western 
edge  of  Copley  Place,  has  resulted  in  substantial  public  and 
private  investment  in  the  immediate  vicinity  of  Copley  Place. 
Specific  projects  contributing  to  the  significant  upgrading  of 
this  neighborhood  are:      (1)  The  Christian  Science  Center, 
with  its  sizeable  public  plaza  and  fountain  and  new  construc- 
tion in  the  St.   Botolph  neighborhood  including  elderly  housing, 
(2)  the  Colonnade  Hotel,   and  (3)  soon  to  be  started  luxury 
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housing  on  Huntington  Avenue  and  the  private  rehabilitation 
and  recycling  of  the  Perkins  School  into  housing.     Copley 
Place  will  enhance  and  reinforce  this  area  with  additional 
housing,   shopping  facilities  and  job  opportunities. 

Immediately  adjacent  to  the  Copley  Place  site  is  the  South  End 
Urban  Renewal  area.     The  Plan  area  contains  a  number  of 
development  projects  which  will  impact  Copley  by  providing 
mixed  income  housing.     These  include  the  "Frankie  O'Day 
Block"  in  which  27  units  are  being  renovated  for  moderate 
income  ownership  with  HUD  Section  312  funds.     The  BRA  has 
designated  Tenant's  Development  Corporation  for  100  units  of 
mixed  income  cooperative  housing  and  is  seeking  proposals  for 
115  units  of  moderate  income  housing.     The  area  also  includes 
a  3-acre  redevelopment  parcel  known  as  the  "Tent  City"  site 
(Parcels  HA  and  11B).     The  South  End  Urban  Renewal  Plan 
calls  for  the  development  of  these  parcels  for  residential  use, 
with  ground  floor  commercial  space.     At  the  present  time,  the 
BRA  is  proposing  the  development  of  approximately  270  units 
of  mixed  income  housing  on  this  site.     This  housing  would 
benefit  the  Copley  Place  proposal  by  providing  additional 
residential  resources  for  Copley  Place  employees,   an  increased 
market  for  the  Copley  Place  community  retail  facilities,  and  an 
aesthetic  and  visual  improvement  to  the  largely  vacant  property 
at  the  southern  edge  of  the  project. 

Significant  improvements  in  the  Back  Bay  during  the  past  ten 
years  in  the  immediate  vicinity  of  Copley  Place  are:     the 
major  addition  to  the  Boston  Public  Library,  the  newly  con- 
structed John  Hancock  Tower  and  the  redesigned  Copley 
Square  Plaza. 

The  Southwest  Corridor  project  situated  at  the  southern 
boundary  of  Copley  Place  will  result  in  greatly  improved 
public  transportation  access  via  a  direct  connection  from  the 
new  Back  Bay  Station  to  the  shopping  mall.     In  addition,   the 
landscaped  cover  planned  for  the  Corridor  will  remove  the 
unsightly  railroad  tracks  from  view,   greatly  reduce  noise  and 
provide  additional  public  open  space  access  between  the  South 
End  and  Copley  Place  and  amenities  for  St.   Botolph,   South 
End  and  proposed  Copley  Place  residential  areas . 

Support  and  infrastructure  systems,   such  as  police,   fire, 
sewer  and  water  necessary  for  a  complex  such  as  Copley 
Place,   are  already  present  due  to  the  intense  development  in 
the  area  around  Copley  Square.     Although  these  systems  may 
require  adjustments  and  improvements,   no  new  facilities  are 
needed  as  a  direct  result  of  Copley  Place. 

For  a  detailed  description  of  property  improvements,   please 
see  IIB6b,   Site  Description. 
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UDAG  Funded  Activities 

While  the  UDAG  will  be  assigned  to  specific  construction  items  for  grant 
management  purposes,   the  amount  is  determined  by  evaluating  the 
difference  between  total  project  cost  and  the  amount  of  debt  and  equity 
financing  that  anticipated  project  income  can  support.     The  UDAG,   to 
as  great  a  degree  as  possible,  has  been  designed  as  a  loan  to  the 
project  sponsor  as  opposed  to  an  outright  grant.     The  repayments  from 
this  loan  will  be  placed  in  an  economic  development  fund  to  be  used  for 
neighborhood  economic  development  projects  citywide. 

The  Boston  Redevelopment  Authority  will  be  the  recipient  of  the  UDAG 
funds  from  the  City.     Since  certain  project  activites  are  public  improvements 
which  are  considered  the  responsibility  of  the  City,   the  BRA  may 
administer  some  of  these  directly. 

A  list  of  these  public  improvement  activities  toward  which  the  $3.8  million 
would  be  applied  follows: 

Current 
Public  Improvements  Estimates 

1.  Temporary  Traffic  Rerouting  $     786,000 

2.  Relocation  of  Water  Main  506,000 

3.  Street  Modifications  2,207,000 

4 .  Architectural/Engineering/Contingency  301,000 

TOTAL  $3,800,000 

Additional  activities  are  imposed  on  the  developer  by  the  site  or  have 
been  required  by  design  considerations.  A  loan  of  $15  million  will  be 
made  to  the  developer  for  such  additional  site  related  development  costs. 
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IIB6.  b.       Site  Description 

The  site  comprises  9.5  acres  of  land  and  air  rights  generally 
bounded  by  Huntington  Avenue,   Dartmouth  Street,   Harcourt 
Street  and  the  Southwest  Corridor  project.     The  entire  site  is 
owned  by  the  Massachusetts  Turnpike  Authority. 

Surrounding  Facilities,   Uses,   and  Neighborhoods 

The  Copley  Place  site  is  at  the  intersection  of  several  of 
Boston's  major  districts,  including  Back  Bay  to  the  north,  the 
smaller  Bay  Village  district  to  the  east,   the  South  End  to  the 
south,   and  the  St.   Botolph  and  Fenway  districts  to  the  west. 
Each  of  these  districts  has  experienced  significant  change 
over  the  past  twenty  years.     Structures  in  some  areas  have 
been  renovated  and  some  land  uses  have  changed. 

To  the  north  of  the  site:     Land  uses  in  the  area  north  of  the 
site  are  particularly  diverse.     The  Boston  Public  Library,   the 
Copley  Square  Hotel,   and  a  small  commercial  building  are 
located  adjacent  to  the  site  on  the  north  side  of  Huntington 
Avenue.     Boylston  Street  is  located  further  to  the  north. 
The  north  side  of  the  street  is  lined  with  four  to  eight-story 
commercial  buildings,   generally  consisting  of  retail  establish- 
ments at  street  level  and  offices  and  storage  space  on  the 
floors  above.     Newbury  Street  lies  one  block  north  of  Boylston 
and  consists  of  three  and  four  story  brownstone  and  brick 
buildings.     These  contain  specialty  retail  shops,   and  service 
establishments  on  the  ground  floors  and  in  some  second  floor 
and  basement  spaces.     The  upper  levels  are  primarily  apart- 
ment units  between  Hereford  and  Exeter  Streets.     Each  of  the 
next  several  streets  to  the  north  is  residential  in  character. 
Along  Commonwealth  Avenue,   townhouses  line  a  boulevard 
which  consists  of  a  linear  park  between  Commonwealth  Avenue's 
east  and  west-bound  traffic  lanes. 

To  the  east  of  the  site:     The  area  to  the  east  of  the  site  also 
exhibits  diverse  land  uses.     The  Back  Bay  commuter  rail 
station  is  immediately  adjacent  to  the  site  along  Dartmouth 
Street.     The  John  Hancock  garage,   the  Copley  Plaza  Hotel 
(and  an  attached  smaller  commercial  building),   and  Copley 
Square  are  also  adjacent  to  the  site  on  Dartmouth  Street. 
Further  east  is  an  assortment  of  office  and  commercial  buildings 
of  varying  size,   age,   and  condition  and  the  residential  and 
few  institutional  structures  in  Bay  Village.     Trinity  Church, 
overlooking  Copley  Square,   and  the  John  Hancock  office 
building  are  probably  the  most  notable  uses  in  this  sector. 
The  church  is  a  cultural  and  architectural  landmark.     The 
new  Hancock  Building  is  Boston's  tallest  edifice  and  one  of  its 
newest  office  complexes.     Prior  to  the  renewal  and  development 
of  the  1960's,   the  old  Hancock  Building  was  the  keystone  of 
the  Boston  skyline. 
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To  the  south  of  the  site:     The  site  is  abutted  on  the  south 
by  the  Amtrak  rail  lines.     Across  the  rail  lines  lies  the  South 
End  community,  which  is  primarily  residential.     Near  the 
development  site  the  South  End  neighborhood  also  includes 
retail  establishments  along  Columbus  Avenue  and  Dartmouth 
Street.     In  addition,   several  institutional  uses  such  as  churches 
and  schools  dot  this  portion  of  the  South  End.     Two  small 
parks,   Sparrow  Park  and  Everybody's  Park,  are  located 
between  the  rail  lines  and  Columbus  Avenue. 

To  the  west  of  the  site:     The  area  west  of  the  site  is  dominated 
by  the  Prudential  Center.     The  Center  includes  the  main 
office  tower,  the  smaller  southeast  office  tower,  the  Hynes 
Auditorium,  the  Sheraton  Boston  Hotel,   three  high-rise  apart- 
ment towers,  the  Saks  Fifth  Avenue  and  Lord  &  Taylor  depart- 
ment stores,  and  the  retail  plaza  around  the  main  tower.     The 
Christian  Science  Center  is  adjacent  to  the  Prudential  Center 
along  the  north  side  of  Huntington  Avenue.     The  Colonnade 
Hotel  and  St.  Botolph  Street  residential  area  are  on  the  south 
side  of  Huntington  Avenue.     Bordering  the  Copley  Place  site 
along  Harcourt  Street  on  the  southwest  are  residential,  commer- 
cial,  and  institutional  uses  and  a  vacant  development  parcel  at 
the  corner  of  Huntington  and  Harcourt  currently  being  used 
for  parking.     West  of  Massachusetts  Avenue,   a  major  commercial 
thoroughfare ,  lies  the  Fenway  insitutional  and  residential 
neighborhood . 

Access  and  Transportation 

The  traffic  network  consists  of  local  streets,   arterials  and 
limited  access  highways.     The  major  east-west  arterials  within 
the  area  include  Columbus  Avenue,  Huntington  Avenue, 
Boylston  Street  and  Commonwealth  Avenue.     North-south 
arterials  include  Massachusetts  Avenue,  Berkeley  Street 
(which  carries  the  main  flow  of  traffic  northbound  to  Storrow 
Drive)  and  East  Berkeley,   Clarendon,  Dartmouth,   Arlington 
and  Herald  Streets.     The  Massachusetts  Turnpike  Extension 
and  Storrow  Drive  are  the  only  limited  access  facilities  that 
pass  through  the  area,   although  the  Southeast  Expressway  is 
just  south  of  the  area.     Several  access/exit  roads  serving 
these  facilities  are  located  in  the  area. 

Public  transportation  facilities  in  the  area  include  Back  Bay 
Station,   providing  access  to  the  Amtrak  and  Boston  &  Albany 
rail  lines .     The  main  Amtrak  line  serves  distant  cities  to  the 
west  and  south  and  enters  the  area  from  the  southwest.     The 
Boston  &  Albany  services  points  to  the  west  and  southwest. 
The  tracks  are  adjacent  to  the  Turnpike  right-of-way  and  join 
the  Amtrak  line  at  the  Back  Bay  Station.     Both  lines  continue 
eastward  from  the  site  to  South  Station. 
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Both  surface  transit  and  subway  service  are  available  in  the 
area.     Service  includes  the  MBTA  Green  Line,  with  branches 
to  Arborway,  Riverside,   Cleveland  Circle,  and  Boston  College. 
In  addition,  the  area  is  served  by  five  surface  bus  lines. 

Pedestrian  movements  occur  on  sidewalks  throughout  the  area. 
Movements  are  most  extensive  on  streets  such  as  Boylston 
Street,  which  is  used  by  local  employees  and  shoppers. 

Parking  facilities  are  dispersed  throughout  the  area.     There 
are  parking  garages,  public  surface  parking  lots,  private 
off-street  parking  spaces,  metered  public  parking  spaces  and 
un-metered  public  parking  spaces. 

Present  Condition 

The  Copley  Place  site  is  currently  a  blighting  influence  on 
one  of  Boston's  most  important  shopping/ employment/ visitor 
centers,  as  well  as  on  the  adjacent  residential  areas.     It  is 
open,   desolate  and  unattractive.     The  negative  image  which  it 
conveys  is  heightened  by  its  high  visibility  to  visitors,   com- 
muters,  and  residents  and  by  the  lack  of  pedestrian  activity 
around  it. 

The  site  also  acts  as  a  physical  barrier  between  neighboring 
sections  of  the  city.     The  existing  B  &  A  railroad  right-of-way 
prevents  both  vehicular  and  pedestrian  movement  across  the 
site.     The  configuration  of  free  flowing  Turnpike  exit  ramps 
also  makes  pedestrian  movements  along  the  project  side  of 
Huntington  Avenue  and  Dartmouth  Street  difficult.     The  site 
also  presents  problems  of  pedestrian  safety.     Pedestrians 
passing  the  site  experience  the  fear  and  anxiety  usually 
associated  with  large  vacant  spaces.     This  is  especially  true 
of  the  platforms  serving  the  rail  facilities. 

Benefits  of  Development 

Development  of  Copley  Place  would  help  remove  the  blighting 
influences  described  above  in  the  following  ways: 

-  The  open  areas  will  be  filled  with  development,   generat- 
ing new  pedestrian  activity  and  improving  the  area. 

-  The  development  will  provide  new,   direct,   safe  and 
pleasant  pedestrian  connections  to  and  through  the  site. 
These  routes  include  an  underground  link  to  the  new 
facilities  at  Back  Bay  Station,  and  two  proposed  bridges 
linking  the  Prudential  Center  and  Copley  Square  to  the 
Copley  Place  Mall. 

-  Existing  sources  of  noise  and  fumes  will  be  covered  and 
redirected  away  from  pedestrian  areas . 
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-  A  significant  number  of  pedestrian  amenities  including 

the  extension  of  the  Dartmouth  Street  Mall  will  be  provided. 

-  Personal  security  will  be  increased  by  providing  active 
uses  on  the  site  and  the  provision  of  increased  site 
surveillance  by  project  personnel. 

Development  Constraints 

The  site  itself  contains  many  obstructions ,   constraints ,   and 
impositions  upon  its  use  and  development  including  the  following: 

.     The  Turnpike  rights-of-way,   exit  ramps,   retaining  walls, 
berms,   signs,  lighting  and  appurtenances,  all  vehicular 
traffic  using  the  rights-of-way  and  ramps,   statutory  and 
regulatory  use  and  construction  requirements  imposed  by 
the  Turnpike  and  air  and  noise  pollution  and  vibration 
created  by  traffic. 

.     The  B  &  A  rights-of-way,   appurtenances  and  air  and 
noise  pollution  and  vibration  created  by  the  rail  traffic. 

The  underground  water  main  which  traverses  in  an 
east-west  direction  across  the  length  of  the  site. 

The  underground  site  drainage  system,  which  crosses 
the  site  at  many  locations. 

.     The  Southwest  Corridor  rail  right-of-way  along  the 
southern  boundary  line  of  the  site  including  abutting 
retaining  walls . 

Required  Site  Improvements 

A  list  of  site  improvement  activities  to  be  undertaken  as  part 
of  the  development  follows : 

1.       Temporary  Traffic  Rerouting 

Construction  on  the  development  site  will  be  phased  in 
order  to  maintain  traffic  at  all  times  on  the  Turnpike, 
the  Turnpike  exit  ramps,   and  surface  streets.     Relocation 
of  Stuart  Street  and  relocation  of  the  ramps  will  require 
temporary  traffic  re-routing  on  surface  streets  during 
two  distinct  construction  phases.     Phase  I  will  discontinue 
Stuart  Street  between  Huntington  Avenue  and  Dartmouth 
Street  necessitating  a  detour  along  Huntington  Avenue  to 
Dartmouth  Street  to  Stuart  Street.     Once  Stuart  Street 
is  relocated,   construction  to  relocate  Ramps  B  and  D  can 
take  place,   but  will  require  a  temporary  exit  ramp  from 
the  Turnpike  to  be  constructed  to  Stuart  Street.     Turnpike 
traffic  destined  for  Huntington  Avenue  westbound  will  be 
detoured  northerly  along  Dartmouth  Street  to  Huntington 
Avenue.     These  detour  systems  will  require  alterations 
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to  traffic  control  devices,  possibly  traffic  control  personnel 
during  peak  traffic  periods,  and  in  Phase  II  construction 
of  a  temporary  bridge  of  12,000  square  feet  over  the 
Turnpike. 

Relocation  of  Water  Main 

The  42  inch  water  main  that  traverses  the  site  from 
St.  Botolph  and  Harcourt  Streets  to  St.  James  and 
Dartmouth  Streets  is  sufficiently  close  to  ground  surface 
to  require  relocation  of  certain  of  its  segments.     Recon- 
struction of  Ramps  B  and  D  will  necessitate  relocation  of 
450  feet  of  the  water  main  within  the  development  site. 
To  permit  access  to  the  pipe  from  beneath  the  proposed 
buildings,   this  segment  will  be  located  in  a  utility  tunnel. 

To  permit  below  grade  construction  on  the  triangle  site, 
the  water  main  will  be  relocated  to  relocated  Stuart 
Street  and  Dartmouth  Street.     Approximately  640  feet  of 
pipe  will  be  constructed  in  a  conventional  manner  beneath 
these  streets.     The  segment  of  water  main  beneath  the  B 
and  A  tracks  and  the  Turnpike,  connecting  the  relocated 
segments,  will  not  be  altered.       (Please  see  Exhibit  IIB6-9.) 

Street  Revisions  and  Relocations 

Huntington  Avenue  from  Dartmouth  Street  to  Exeter 
Street  will  be  realigned  slightly,  and  Stuart  Street  from 
Dartmouth  Street  to  Huntington  Avenue  will  be  relocated 
and  aligned  with  Stuart  Street  east  of  Dartmouth  to 
enlarge  the  triangle  site.     Dartmouth  Street  will  be 
reconstructed  to  accommodate  the  grade  change  near  its 
intersection  with  Stuart.     Huntington  Avenue  will  also  be 
elevated  slightly  to  permit  development  of  underground 
parking  at  the  hotel  sites.     Harcourt  Street  will  be 
discontinued  north  of  St.  Botolph  Street  and  will  be 
used  for  major  service  access  to  the  project. 

Turnpike  Ramp  Relocations 

Existing  Turnpike  off-ramps  B,   C,   and  D  will  be  revised 
by  the  project.     Ramp  C,  which  now  provides  direct 
access  to  Dartmouth  Street  north  of  Buckingham  Street, 
will  be  eliminated  in  order  to  develop  parcel  C.     Ramps  B 
and  D  will  be  reconstructed  to  permit  access  to  the 
interior  of  the  main  development  site  from  Harcourt 
Street  and  from  Huntington  Avenue.     The  reconstructed 
ramps  also  will  improve  flow  of  traffic  exiting  the  Turnpike 
by  reducing  motorists'  confusion  and  the  resulting  hazards 
occasioned  by  the  current  counter-intuitive  divergence  of 
traffic . 

Approximately  19,275  square  feet  of  Ramp  B  will  be 
constructed  on  grade,   and  2,010  square  feet  will  be  in  a 
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U-section  near  the  entrance  to  the  underpass  of  Huntington 
Avenue.     Approximately  3,000  square  feet  of  Ramp  D  will 
be  constructed  on  grade,   and  14,490  square  feet  will  be 
constructed  in  structure  over  the  railroad  tracks  and 
existing  Turnpike  ramps.      (Please  see  Exhibit  IIB6-8.) 

5.  Pedestrian  Bridge  across  Huntington  Avenue 

A  pedestrian  bridge  across  Huntington  Avenue  from  the 
Prudential  complex  to  the  Copley  Place  development  will 
help  link  the  developments  and  continue  the  diagonal 
movement  across  the  site  from  the  new  Back  Bay  station 
to  the  Prudential  Center. 

6.  Landscaping 

Some  of  the  development  site  will  be  landscaped  open 
space  dedicated  to  public  pedestrian  circulation  and  to 
the  visual  enhancement  of  the  neighborhood.     These 
areas  include  Harcourt  Street,   the  plaza  area  near  the 
corner  of  Dartmouth  and  Stuart  Streets,  and  an  extension 
of  the  Dartmouth  Street  Mall.     At  the  Dartmouth/Stuart 
entrance  to  the  retail  center  a  public  mall  and  plaza 
entrance  will  be  constructed  over  the  Turnpike  deck. 
This  entrance  is  designed  to  provide  a  park-like  extension 
of  Copley  Square  and  a  gateway  to  Copley  Place. 

7.  Enclosed  Parking 

The  development  of  parking  faculties  at  Copley  Place  will 
require  specific  construction  elements  and  costs  which 
would  not  occur  on  a  less  restrictive  site.     Among  these 
are:     additional  excavation  work,   garage  accessway, 
ventilation  systems  and  sprinkler  systems.     In  addition, 
parking  will  be  provided  within  the  loop  of  the  Turnpike 
exit  ramps  with  walls  provided  to  separate  ramp  areas 
from  parking  areas.     The  exterior  walls  of  the  garage 
will  also  be  fully  enclosed  as  opposed  to  partially  enclosed. 

8.  Ventilation  of  the  Turnpike  and  B  &  A  Tracks 

The  Turnpike  and  the  B  &  A  tracks  pass  through  tunnel 
sections  beneath  the  Prudential  complex  immediately  west 
of  the  Copley  Place  site  and  the  John  Hancock  garage, 
immediately  east  of  the  site.     The  intervening  open 
section,   approximately  500  feet  in  length,   now  provides  a 
means  for  ventilating  these  enclosed  sections.     Covering 
the  railroad  tracks  within  the  development  site  and  also 
the  currently  open  segment  of  Turnpike  will  necessitate 
design  studies  of  the  existing  Prudential  and  John  Hancock 
ventilation  systems  as  well  as  additional  ventilation 
systems  under  the  Copley  Place  project.     Moreover,   it 
will  be  necessary  to  ventilate  exit  Ramps  B  and  D  which 
currently  are  open  but  which  will  be  enclosed  by  the 


54 


Copley  Place  development,   as  well  as  the  enclosed  parking 
garage.     The  ventilation  system  will  require  fans  to 
handle  approximately  two  million  cubic  feet  of  air  per 
minute  as  well  as  ventilation  shafts  and  machinery  rooms. 

9.  Lighting  of  the  Turnpike  and  Ramps 

The  segments  of  the  Turnpike  and  exit  ramps  that  will 
be  covered  by  the  project  must  be  lighted.     Approximately 
500  feet  of  Turnpike  and  1.700  feet  of  ramps  will  be 
affected . 

10.  Dartmouth/Stuart  Entrance  to  Copley  Place 

At  the  Dartmouth/Stuart  Street  entrance  to  the  proposed 
retail  development,  the  Turnpike  will  be  decked  and  a 
public  plaza  and  mall  entrance  will  be  constructed.     This 
entrance  will  provide  a  spatial  extension  of  Copley  Square 
and  act  as  a  major  focal  point.     The  public  plaza  and 
mall  entrance  will  cover  approximately  21,800  square 
feet. 
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IIB6  c.       Property  Information 

The  property  consists  of  air  rights  over  approximately  9.5 
acres  of  land  in  Copley  Square,  Boston,  leased  from  the 
Massachusetts  Turnpike  Authority  for  a  term  of  99  years. 

The  lease,  signed  December  22,  1978  and  amended  January  31, 
1980  provides  that  UIDC  shall  not  later  than  the  Commencement 
of  Construction  Date  or  April  1,   1981,  whichever  is  earlier, 

" acquire  and  deposit  with  the  Escrow  Agent  United 

States  Treasury  Bonds  7-5/8%  due  February  15,   2007,   called 
not  earlier  than  February  15,   2002,  paying  interest  at  an 
annual  rate  of  not  less  than  $1,200,000,  and  having  a  total 
par  value  at  maturity  of  not  less  than  $15,800,000   ..." 

The  escrow  shall  receive  and  hold  such  bonds  and  apply  the 
interest  to  semi-annual  rent  payments  of  $600,000  due  on  the 
fifteenth  day  of  each  February  and  August  through  February  15, 
2002.     "On  February  15,   2002,  the  Escrow  Agent  shall  deliver 
to  the  Landlord  all  of  the  bonds  and  interest...   On  January  1, 
2003  and  the  first  day  thereafter  through  January  1,   2077, 
the  Tenant  shall  pay  to  the  Landlord  One  Dollar  ($1.00)  in 
full  payment  of  the  balance  of  the  rent  for  the  period  from 
February  15,   2002  through  December  14,   2077." 

The  Air  Rights  Lease  grants  to  Lessee  the  right  to  construct 
improvements  over  the  Massachusetts  Turnpike  and  adjacent 
land  owned  by  the  MTA,  pursuant  to  plans  and  specifications 
approved  in  advance  by  the  MTA.     Lessee  has  the  obligation 
to  pay  all  taxes  or  payments  in  lieu  of  taxes  which  are  assessed 
to  the  improvements,  and  all  expenses  of  ownership  and 
operation  of  the  property,  with  the  intended  result  that  the 
above  rent  is  to  be  net  to  the  Authority.     The  Lessee  covenants 
not  to  operate  the  premises  in  any  way  which  would  interfere 
with,  or  endanger  the  operation  of,  the  Turnpike  below. 

A  copy  of  the  Air  Rights  Lease  is  provided  as  Appendix 

The  construction  of  buildings  on  the  site  is  not  subject  to  the 
City's  zoning  regulations,   since  the  property,   owned  by  the 
Massachusetts  Turnpike  Authority,  is  exempted  by  statute. 
The  massing  of  the  development  has  been  established  with 
reference  to  the  guidelines  established  in  the  CRC  process. 
Overall,   the  project  has  a  FAR  of  7.7.     The  total  square 
footage  of  the  luxury  hotel,   677,000  on  a  60,000  square  foot 
parcel,  results  in  a  FAR  of  11.2.     Approximately  one-third  of 
the  site  is  located  in  a  B-8  zone.     The  remainder  falls  within 
B-2  and  H-2  zones. 

Please  see  Sections  IIB6a  and  IIB6b  for  a  description  of  site 
improvements.     Also  see  Section  IIB8a  for  a  construction 
schedule . 
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No  appraisal  of  the  air  rights  leasehold  parcel  is  submitted  in 
view  of  the  unique  nature  of  the  site.     The  cost  of  the  air 
rights  leasehold  has  been  negotiated  by  UIDC  and  the  MTA  to 
be  $12,000,000,   based  on  the  advice  of  independent  real 
estate  counsels . 

The  lease  was  signed  between  the  Massachusetts  Turnpike 
Authority  and  UIDC  in  December,   1978,  based  upon  a  develop- 
ment program  which  included  three  major  department  stores, 
office  space,  parking  and  one  hotel.     In  the  spring  of  1979,  a 
change  in  the  development  program  precipitated  a  renegotiation 
of  the  leasehold  cost. 

Over  and  above  this  lease  cost,   the  project  sponsor  has 
identified  $27.6  million  worth  of  extraordinary  site  related 
costs  which  will  be  required  to  overcome  the  special  construc- 
tion problems  of  the  site  and  have  prevented  proposals  in  the 
past  from  going  ahead. 
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IIB6  d.       Administration:     City  of  Boston/BRA 

The  Boston  Redevelopment  Authority,   Robert  J.   Ryan,  Director, 
will  be  the  recipient  of  the  UDAG  from  the  City.     The  BRA 
will  administer  the  grant  and  loan  portions  of  the  UDAG. 
The  BRA  may  administer  contracts  for  certain  public  work 
activities  funded  under  the  UDAG.     The  BRA  will  be  re- 
sponsible for  the  timely  performance  and  completion  of  all  City 
related  UDAG  responsibilities  on  behalf  of  Mayor  Kevin  H. 
White. 

The  Office  of  Federal  Relations,  Roy  Bisop,  Director,  will  be 
responsible  for  coordinating  all  post  grant  approval  activities 
and  the  submission  of  commitments.     The  BRA  Legal  Department, 
Harold  Carroll,   Chief  General  Counsel,  in  conjunction  with  the 
City  Law  Department,  Joseph  Alviani,  Corporation  Counsel, 
will  review  all  contracts  and  evidences  of  commitment  to  be 
submitted  to  HUD. 

It  will  be  the  responsibility  of  the  Community  Development 
Accounting  Office,  Richard  Hawes,   Comptroller,  in  conjunction 
with  the  BRA  Accounting  Department,   George  Niles,  Deputy 
Director  for  Finance  and  Administration,   to  design  and  implement 
the  contract  to  transfer  funds  from  the  City's  Amended  Letter 
of  Credit  to  the  BRA  in  accordance  with  the  UDAG  Grant 
Agreement.     The  BRA  Project  Manager,  Jeffrey  Chmura, 
along  with  the  BRA's  Traffic,  Engineering,  Environmental, 
Urban  Design  and  Legal  Departments,  will  review  and  monitor 
the  progress  of  all  UDAG  funded  activities  and  insure  that 
they  are  performed  in  accordance  with  the  Grant  Agreement. 
Moreover,   during  the  course  of  the  3%  years  of  construction, 
the  BRA  will  continue  to  perform  all  normal  planning  and 
review  functions  on  behalf  of  the  City. 

It  will  be  the  responsibility  of  the  BRA  Compliance  Officer, 
Reginald  Johnson,   to  ensure  that  the  appropriate  Federal, 
State  and  City  regulations  are  included  in  the  "contract 
terms"  of  all  federally  funded  contracts.     He  shall  be  re- 
sponsible for  conducting  all  pre-bid  conferences  in  conjunc- 
tion with  the  other  City  compliance  agencies.     The  Office  of 
Federal  Compliance,  Albert  Horn,  Deputy  Director,  will  be 
responsible  for  monitoring  Federal  Wage  and  Affirmative 
Action  requirements  for  construction  contracts.     The  Office  of 
Contract  Compliance,  James  Younger,  Director,  will  be  respons- 
ible for  monitoring  construction  hiring.     Finally,   the  Office  of 
Minority  Business  Utilization  Director,  Walt  Williams,  Director, 
will  monitor  compliance  with  the  City's  Minority  Business 
set-aside  requirements. 

The  Employment  and  Economic  Policy  Administration,   George 
Bennett,   Administrator,  will  be  responsible  for  the  design, 
planning,  and  implementation  of  the  City's  Employment  Plan, 
as  well  as  the  training  and  referral  of  CETA  eligible  Boston 
residents  for  the  job  opportunities  provided  by  Copley  Place. 
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Administration :     UIDC 

Kenneth  A.   Himmel,   Vice-President  of  Urban  Investment  and 
Development  Co.   (UIDC),  and  Project  Manager  of  the  Copley 
Place  Project  will  be  responsibile  for  all  project  activities 
including  UDAG.     As  Project  Manager,  he  oversees  all  phases 
of  the  project  including  planning,   feasibility  analyses,   financial 
elements,   design  and  construction,   leasing,   administration  and 
overall  management. 

Stephen  F.  Eimer,  Associate  Development  Manager,  assists 
Mr.  Himmel  in  all  administrative  and  financial  aspects  of  the 
Copley  Place  Project.     Mr.   Eimer  will  have  responsibility  for 
compliance  by  UIDC  with  the  terms  of  the  UDAG  Loan/Grant 
Agreement . 

Also  assisting  Mr.  Himmel  is  William  Byrne,  Development 
Manager,  responsible  for  the  overall  project  planning,   archi- 
tectural design,  construction,  and  engineering  aspects  of 
Copley  Place.     It  is  his  role  to  contract  for  and  coordinate  all 
technical  aspects  required  to  design  and  build  the  development. 
Working  with  Mr.  Byrne  is  Charles  Hall,  Design  and 
Construction  Manager.     Mr.   Hall  will  be  overseeing  the  detailed 
design  and  construction  activities  of  the  project.     Soon  to  be 
added  to  the  Boston  staff  will  be  a  Design  Manager  and  a 
Construction  Manager  who  will  coordinate  full  development 
activities  in  their  respective  areas. 

Teri  F.  Weidner,  Director  of  Communication,  and  Joseph  P. 
Brown,  Project  Coordinator,   support  Messrs.  Himmel  and 
Eimer  in  two  important  areas.     Ms.   Weidner  serves  as  liaison 
with  the  public  and  Citizens'  Review  Committee,   and  oversees 
information  dissemination.     Mr.  Brown  maintains  day  to  day 
contact  with  public  agencies  in  support  of  the  public  funding 
and  public  approvals  processes.     As  Project  Coordinator, 
Mr.  Brown  will  also  monitor  and  maintain  the  overall  project 
network  schedules . 

The  UIDC  Chicago  office  supports  the  Boston  office  as  necessary 
to  guarantee  the  success  of  the  Copley  Place  Project.     The 
Chicago  office  provides  assistance  and  guidance  in  overall 
design,   construction  management,   and  site  development  engineer- 
ing. 

As  project  construction  begins,   teams  will  be  formed  to  manage 
the  development  of  the  separate  components  of  the  project, 
i.e.,   hotels,   office,   retail,   etc.     Each  team  will  consist  of  a 
development  manager,   a  construction  manager  and  such  support 
personnel  as  required.     Once  operational,   the  project  will  be 
managed  by  a  full  staff  located  in  the  project. 
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IIB6.  e.       Necessity  of  Action  Grant 

A  UDAG  grant  in  the  amount  of  $19,724,000  has  been  determined 
to  be  warranted  by  the  Boston  Redevelopment  Authority's 
review  of  the  Copley  Place  project.     The  City  recognizes  the 
large  up-front  costs  inherent  in  developing  this  site  which 
have  succeeded  in  keeping  this  parcel  vacant  for  the  past  two 
decades.     They  include  at  least  $3.8  million  in  costs,   such  as 
water  main  relocation,   street  revisions  and  temporary  traffic 
rerouting,  which  are  municipal  in  nature.     In  all,  UIDC  has 
identified  a  total  of  $27.6  million  worth  of  special  site  costs. 

These  activities  add  greatly  to  the  construction  costs  of  the 
development  without  adding  directly  to  the  cash  flow  of  the 
project.     To  confirm  its  analysis,   the  BRA  retained  an  in- 
dependent consultant  which  has  advised  it  that  the  project 
sponsor's  cost  estimates  and  income  projections  are  reasonable 
and  that,  based  on  these  estimates,   the  project  would  not 
reach  a  fair  level  of  return  without  such  a  UDAG  investment. 
While  the  project  might  be  able  to  absorb  approximately  $9  million 
of  the  special  site  costs,  $18.8  million  in  costs  cannot  be 
supported  by  project  income. 

However,  the  City  does  recognize  the  significant  growth 
ability  of  the  project  which  would  allow  Copley  Place  to  amortize 
these  costs  over  a  delayed  pay-back  period.     In  recognition 
of  this  the  City  has  designed  a  UDAG  repayment  plan  requiring 
UIDC  to  pay  interest  upon  the  portion  of  the  UDAG  which  has 
been  structured  as  subsidized  a  loan.     The  grant  portion  of 
the  UDAG  would  be  directed  at  municipal  activities,   as  discussed 
in  "UDAG  Funded  Activity".     The  balance  of  the  UDAG  would 
be  provided  to  the  sponsor  as  a  $15  million  loan  with  provision 
for  deferred  interest  payments,  for  application  towards  the 
balance  of  such  site  costs. 

The  City  of  Boston  is  joining  with  UIDC  to  assure  the  successful 
development  of  Copley  Place.     The  City  recognizes  the  significant 
benefits  to  the  City  not  only  in  terms  of  jobs  and  taxes  but, 
just  as  importantly,  the  occurrence  of  these  activities  when 
economic  uncertainty  is  causing  other  projects  and  their  job 
creation  opportunities  to  be  financially  re-evaluated. 

The  City's  review  of  the  project  construction  cost  estimates 
which  are  based  upon  the  current  level  of  project  design 
indicates  that  the  sponsor's  construction  cost  estimates  may 
be  low  in  the  present  and  projected  construction  economy.     It 
is  significant  to  note  that  these  costs  might  be  subject  to 
rapid  increases  with  the  current  rate  of  inflation.     The  sponsor's 
construction  cost  estimates  can  only  project  variable  economic 
forces  and  may  be  significantly  lower  than  actual  costs.      Cost 
overruns  due  to  construction  market  forces  and  the  complexity 
of  a  project  of  this  scope,   increase  the  financial  risks  to  the 
project  sponsor. 
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Although  projected  market  demand  for  the  project  components 
is  strong,  the  initial  rent  up  phase  may  take  considerably 
longer  than  the  sponsor  estimates.     This  would  then  impact 
the  initial  cash  flow  critical  to  the  project.     In  addition,   the 
rent  level  projections  may  be  optimistic  for  the  first  operating 
years.     This  also  has  the  potential  of  increasing  the  financial 
burden  to  the  sponsor. 

The  dramatic  increases  in  construction  and  permanent  mortgage 
interest  and  the  decreasing  availability  of  mortgage  funds  in 
recent  months  as  well  as  uncertainty  in  the  national  economy 
is  eroding  the  sponsor's  ability  to  absorb  those  extraordinary 
development  costs.     Furthermore,  the  sponsor's  projected 
return  on  investment  appears  less  attractive  as  these  financing 
costs  increase. 

In  view  of  the  financial  considerations  presented  above, 
including  the  si2e  and  complexity  of  the  project,  potential 
cost  overruns,  inflationary  construction  costs  and  increasing 
interest  rates,  project  delays  in  initial  rent-up  and  resulting 
financial  risks,  the  City  believes  that  to  induce  this  most 
important  development  on  a  difficult  site,   an  Action  Grant  in 
the  amount  of  $19,724,000  will  be  required.     But  for  and  only 
for  an  injection  of  public  funding  in  this  amount  can  this 
project  be  undertaken. 

Alternatives : 

After  a  comprehensive  review  of  all  federal,  state  and  local 
funding  sources,   the  BRA  has  determined  that  there  exist  no 
realistic  alternatives  to  the  Action  Grant.     The  City  has  made 
a  good  faith  effort  to  pursue  both  Economic  Development 
Administration  Title  I  Public  Works  grant  funds  and  Department 
of  Transportation  Urban  Systems  funds.     It  is  the  City's 
understanding  that  Copley  Place  would  be  low  on  EDA's 
funding  priority  list  due  to  the  fact  that  it  is  a  commercial 
not  an  industrial  project;  and  it  will  generate  office,   retail 
and  hotel  employment  as  opposed  to  industrial  jobs.     In 
addition,   Copley  Place  does  not  represent  a  best  and  optimum 
use  of  these  very  limited  funds.      (The  City  expects  only  $5-6 
million  in  EDA  funds  during  FY'80.)     These  funds  must  be 
spread  across  a  number  of  projects,  many  of  which  require 
long  term  capital  improvements  which  often  do  not  have  up- 
front leverage.     Nevertheless,  in  an  effort  to  explore  all 
alternative  funding  sources  for  this  project,   the  City  has 
submitted  a  "project  profile"  to  EDA  in  anticipation  of  filing  a 
pre-application  for  Copley  Place. 

Discussions  with  the  Massachusetts  Department  of  Public 
Works  regarding  Urban  Systems  funding  related  to  street 
revisions  started  nearly  a  year  ago.     Discussions  on  the 
present  plans  resumed  last  summer  and  focused  upon  the 
construction  time-frame  of  Urban  Systems  eligible  activities 
and  the  application/funding  time-frame.     The  major  Urban 
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Systems  eligible  activities,  including  the  relocation  of  Stuart 
Street,   are  planned  for  the  initial  phases  of  the  development 
and  scheduled  to  begin  by  August,    1980.     The  unpredictable 
length  of  the  application  process  may  create  a  prohibitive 
delay  in  the  commencement  of  the  project  although  the  Authority 
and  the  project  sponsor  continue  to  explore  construction 
scheduling  flexibility.     The  relocation  of  Turnpike  ramps  are 
not  eligible  activities  because  toll  roads  such  as  the  Turnpike 
are  not  applicable  to  this  funding  source. 

As  a  related  endeavor  Urban  Mass  Transit  Administation 
(UMTA)  Urban  Initiative  funds  in  the  amount  of  approximately 
$3  million  are  also  being  pursued  in  order  to  fund  certain 
public  access  improvements  in  conjunction  with  the  Southwest 
Corridor  Project.     The  Southwest  Corridor  Project  which 
borders  the  southern  side  of  Copley  Place  is  funded  for  a 
structural,  landscaped  deck  from  Harcourt  Street  to  Yarmouth 
Street.     The  remaining  portion  between  Yarmouth  and  Dartmouth 
Streets  is  funded  for  accoustical  deck  only.     The  project 
sponsor  and  the  City  are  interested  in  upgrading  the  accous- 
tical deck  to  a  structural,  landscaped  deck  over  this  section 
to  provide  for  pedestrian  activities  along  this  portion  of  the 
project.     These  activities  are  not  being  considered  for  funding 
under  UDAG.     The  development  of  Copley  Place  is  not  contin- 
gent upon  these  activities  being  funded;  modifications  of  the 
preferred  design,  however,  would  have  to  take  place  should 
these  funds  not  be  forthcoming. 

The  last  two  potential  sources  of  subsidy  to  be  explored  exist 
within  the  jurisdiction  of  the  City:     tax  abatements  and  City 
funds.     While  a  121 A  agreement  represents  a  tax  advantage, 
in  that  it  would  give  the  development  tax  certainty,  the 
dependence  upon  the  property  tax  and  the  necessity  to  maxi- 
mize this  source  of  revenue  to  the  City  makes  it  unsound 
public  policy  to  subsidize  the  developer  through  the  tax 
structure . 

A  possible  alternative  would  be  the  use  of  City  General  Obligation 
funds  to  cover  those  activities  which  are  within  the  public 
domain  (street  revisions,   water  main  relocations,   and  temporary 
traffic  rerouting).     However,   this  must  be  an  avenue  of  last 
resort.     As  described  earlier,   the  City's  high  per  capita 
debt,  its  limited  bonding  capacity  and  the  substantial  backlog 
of  public  improvements  necessitate  using  General  Obligation 
bonds  only  when  there  are  no  alternative  federal  funding 
sources . 

After  such  a  thorough  review  of  all  possible  alternate  funding 
sources,   the  City  is  able  to  state  that,   in  its  opinion,   unless 
an  Action  Grant  is  received,   the  project  will  not  proceed. 
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IIB7.     Project  Financing 

Overview 

The  entire  Copley  Place  project  is  estimated  to  cost  approximately 
$318  million.     Total  development  costs  for  the  project  components 
are  estimated  as  follows: 


Luxury  Hotel  $  80,671,000 

Convention  Hotel  77,510,000 

Retail  Facilities  (with  department  store)                          40,962,000 

Offices  59,563,000 

Housing  10,000,000 

Parking  (office/retail)  18,210,000 

Site  Development/Public  Improvements  18,800,000 

Air  Rights  Lease  Acquisition  12,000,000 


$317,716,000 

Urban  Investment  and  Development  Co.,  has  retained  Brooks, 
Harvey  &  Co.,  Inc.,  to  assist  in  arranging  the  financing  of  this 
project.     A  wholly-owned  subsidiary  of  Morgan,   Stanley  &  Co., 
Brooks,  Harvey  is  a  leader  in  arranging  financing  for  significant 
real  estate  projects  throughout  America.     A  major  investor/partner 
is  being  sought  to  provide  a  significant  amount  of  the  total  capital 
required  for  the  development  of  the  project.     In  addition,   some 
form  of  conventional  debt  financing  may  supplement  the  investor/ 
partners  capital  investment.     Urban  Investment  and  Development  Co. 
(and  its  hotel  operator/partners)  will  provide  the  balance  of  the 
required  capital  investment. 

It  is  anticipated  that  all  financing  commitments  will  be  secured  prior 
to  the  planned  construction  commencement  in  the  Fall,   1980. 
Initial  development  costs  have  been  born  directly  by  UIDC  and  its 
hotel  operator/partners.     These  costs  expended  may  be  reimbursed 
through  construction  financing  (which  may  in  the  form  of  conventional 
bank  financing  or  investor  construction  capitalization).     All  financing 
commitments  will  be  submitted  as  they  become  available. 

Documentation 

(a)  Sources  and  Uses  of  Funds  (UDAG  Form  1) 

(b)  Estimated  Leverage  Ratio  (UDAG  Form  2) 

(c)  Evidence  of  Developer  and  Private  Investor  Commitments  and  Capacity: 

Exhibit  IIB7-1:  Urban  Investment  and  Development  Co. 

Letter  of  Commitment 
Exhibit  IIB7-2:  Urban  Investment  and  Development  Co. 

Financial  Statement 
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(d)  Evidence  of  Private  Lender  Commitments  -  Construction  Financing: 
Exhibit     :         To  be  supplied  as  soon  as  available 

Evidence  of  Private  Lender  Commitments  -  Permanent  Financing: 
Exhibit     :         To  be  supplied  as  soon  as  available 

(e)  Other  Public  Funding  (UDAG  Form  3) 
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SOURCES  AND  USES  OF  FUNDS  FOR  PROJECT 
(in  thousands) 


PROJECT  BUDGET      —      SOMMARX  OF   PROPOSED  EXPENDITURES 

SOURCES        OF        FUNDS 

Una  Ites  Activity 

ODAG 

Funds 

Private 
Funds 

Other 
Funds 
(Specify) 

Total 

a.  Land  Acquisition 

12,000 

12,000 

b.  Relocation  of  Persona 
and  Businesses 

■ 

c.  Clearance  and 
Demolition 

d.  Streets  6  Site 
Improvements 

18,800 

6,565 

25,365 

a.  Mater  and  Sewer 
Facilities 

included- 
in  L  belc 

W 

included  in 
L  below 

f .   Foundations  and 
Platforms 

- 

included 
in  L  belc 

H 

included  in 
L  below 

g.  Parking  Facilities 

fexcT.   luxurv  hgtel   pkg.) 

18,210 

18,210 

h.   Pedestrian  Malls 

2,255 

2,255 

i.  Capita?    Equipment 

included 
in  1    beln 

n 

included  in 
l_  below 

j.  Professional  Fees 

included 
in  L  belo 

* 

included  in 
L  below 

k.  Real  Estate  Taxes,  Construction 
Period  Interest,   Organization 
Costs,  etc. 

included 
in  L  belo 

t 

included  in 
L  below 

1. 

building  cost 

259,886 

259,886 

m. 

n.  Administration 

924 

r  ^ 

9?4 

o.  Cost  Subtotal 

(Sum  of  lines  a.-n.) 

19,724 

298,916 

318,640 

p.   Contingencies 

q.   Totals  by  Source 

(Sum  of  lines  o.   +  p.) 

19,724 

298,916 

318,640 

r.   Program  Income  from  Land 
Disposition 

(            ) 

1; 

•  --  -  -  '     - 

(                    ) 

S.    TOTAL   PROJECT   COSTS 
(Sum  of  lines  q.    ♦  r. ) 

19,724 

298,916 

318,640 

6tf 


UDAG  FORM  2 
ESTIMATED  LEVERAGE  RATIO 

Total  project  costs  $318,640,000 

Inflows : 

Private  Investment  $298,916,000 

ACTION  GRANT  $  19,724,000 
LEVERAGE  RATIO  15:1 

Other  Sources 

Total  Inflows  $318,640,000 
Additional  Spinoff  N/A 
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EXHIBIT   IIB7-2 


rban  Investment  and  Development  Co. 


Financial  Highlights  (in  Thousands) 

Operating  Results 

Combined  Revenues 

Cash  Flow  from  Operations — Urban's  Share . 
Net  Income — Urban's  Share 

Financial  Position 

Combined  Total  Assets: 

Book  Basis 

Market  Value  Basis 

Urban's  Equity: 

Book  Basis 

Market  Value  Basis 


1978 


1977 


$185,911 
$   10,668 
$     3,460 

$152,800 
$  8,706 
$     2,756 

$570,695 
$696,513 

$  57,918 
$156,056 

$545,915 
$643,207 

$  54,458 
$142,701 

TOTAL  ASSETS  AT  MARKET  VALUE*  (In  Millions) 
"Including  Urban's  share  of  assets  owned  in  joint  venture 


ASSET  DIVERSIFICATION 


Land  Development— 9  3% 
Industrial  Properties — 7.0% 
Residential  Properties — 6.1% 
General  Construction — 2.8% 
Hotel  Operations— 3.0% 
Corporate  Assets — 5.4% 
Shopping  Centers — 47.2% 
Commercial  Properties — 2.3% 
Office  Buildings— 16.9% 


1978 


DK  AND  MARKET  NET  WORTH— TRENDS  (In  Millions) 

■  Book  Net  Worth 

■  Market  Net  Worth 


DEBT/EQUITY  ANALYSIS  (Ratios) 

■  Debt/Net  Worth — Market  Value 

■  Debt/Net  Worth— Book  Value 
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Combined  Balance  Sheets 


(Note  1) 


Jrban  Investment  and  Development  Co.  and  Subsidiaries  and  Managed  Ventures 
December  31,  1978  and  1977  (In  Thousands) 


1978 
Cash  (and  short-term  investments  of 

$6,930  in  1978  and  $4,979  in  1977) $   10,433 

Accounts  and  notes  receivable,  including 

$30,808  in  1978  and  $26,629  in  1977 

due  within  one  year 57213 

Receivable  in  lieu  of  Federal  income 

tax  refund 2  253 

Operating  properties 406343 

Real  estate  held  for  sale  or  development: 

Development  projects  under  construction 13,283 

^ ■ 43^053 

Residential  housing .  _  _  29  934 

Deferred  charges,  principally  mortgage 

expense  and  start-up  costs 12  460 

Other  assets 2  723 

Total  Assets $570,695 

1978 

Accounts  payable 5   19  932 

Accrued  expenses  and  other  liabilities 22,31 1 

Long-term  debt,  including  $21,838  in  1978 

and  $3,852  in  1977  due  within  one  year 402,071 

Deferred  income  taxes 26,680 

Total  Liabilities 470,994 


1977 


$     7,593 


38,555 

6,549 

358,240 

35,669 

40,945 
41,205 

11,922 
5,237 


$545,915 


1977 


$  17,235 
25,466 

387,532 
21,335 


451,568 


Urban  Investment  and  Development  Co. 
Common  stock  without  par  value: 
Authorized  1,000  shares;  issued 

1,000  shares  at  stated  value  of  $.  10  per  share $           1 

Additional  paid-in  capital 26,760 

Retained  earnings 31  157 

Urban's  Equity 57  913 

Other  Venturers'  Equity. 41  733 

Total  Owners'  Equity 99,701 

Total  Liabilities  and  Owners'  Equity $570,695 


$      1 

26,760 
27,697 

54,458 
39,889 

94,347 


5545,915 


The  accompanying  notes  are  an  incegral  part  of  these  combined  financial  statements. 
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Combined  Statements  of  Income 


(Note  1) 


Urban  Investment  and  Development  Co.  and  Subsidiaries  and  Managed  Ventures 
Years  ended  December  31,  1978  and  1977  (In  Thousands) 


REVENUES: 


COSTS  AND 
EXPENSES: 


Real  estate  sales 

Construction  contracts 

Hotel  revenue 

Rent  and  charges  to  tenants 

Other 

Total  Revenues 

Cost  of  real  estate  sales 

Cost  of  construction  contracts 

Hotel  operating  expenses 

Other  operating  expenses 

Interest 

Total  Costs  and  Expenses 

Income  from  operations  before  depreciation 

and  amortization 

Depreciation  and  amortization 

Income  before  provision  (credit)  for 

income  taxes 

Provision  (credit)  for  income  taxes,  computed 
on  net  income  before  income  taxes  of  Urban 


1978 


78,508 
14,716 
19,308 
65,884 
7,495 


185,911 


67,694 

12,716 
15,548 
45,513 

28,702 


170,173 


15,738 
11,814 


3,924 


The  accompanying  notes  are  an  integral  part  of  chese  combined  financial  statements. 


1977 


62,475 
12,497 
17,138 

50,917 
9,773 


152,800 


45,146 
11,117 
15,008 
43,583 
26,216 


141,070 


11,730 
11,203 


527 


Investment  and  Development  Co.  (Note  5) 

1,497 

(737) 

Other  Venturers'  share  of  net  losses 

2,427 
1,033 

1,264 
1,492 

Urban 's  Share  of  Net  Income 

S     3,460 

5     2.756 
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Combined  Statements  of  Owners*  Equity 


(Note  1) 


Urban  Investment  and  Development  Co.  and  Subsidiaries  and  Managed  Ventures 
Years  ended  December  31,  1978  and  1977  (In  Thousands) 


Other 
Total Urban         Venturers 

Owners' equity  at  January  1,  1977 586,379        $51,702        534,677 

Capital  contributions: 

Acquisition  of  Urban  interests 

by  other  Venturers 5,200  5,200 

Other.net 1,504  —  1,504 

Net  income  (loss)  for  year  ended 

December  31,  1977 1,264  2,756  (1,492) 

Owners'  equity  at  December  31,  1977 94,347  54,458  39,889 

Capital  contributions — acquisition 
of  Urban  interests  by  other 

Venturers 4,800  —  4,800 

Capital  distributions — net (1,873)  —  (1,873) 

Net  income  (loss)  for  year  ended 

December  31,  1978 2,427  3,460  (1,033) 

Owners'  Equity  at  December  31,  1978 599,701         557,918         541,783 

The  accompanying  noces  are  an  integral  part  of  these  combined  financial  statements. 
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Combined  Statements  of  Changes  in  Financial  Position 


(Note  1) 


Urban  Investment  and  Development  Co.  and  Subsidiaries  and  Managed  Ventures 
Years  ended  December  31,  1978  and  1977  (In  Thousands) 


SOURCES  OF 
FUNDS: 


USES  OF 
FUNDS: 


1978 
From  operations: 

Net  income $     2,427 

Items  that  do  not  use  funds: 

Depreciation  and  amortization 1 1,814 

Provision  for  deferred  income  taxes 5,345 

Deduct  mortgage  principal  payments  on  debt 
secured  by  operating  properties (2,304) 

Funds  provided  from  operations* 17,282 

Decrease  in  residential  housing 21,271 

Dispositions  of  operating  properties,  net 

of  related  indebtedness — 

Additional  long-term  indebtedness 102,259 

Acquisition  of  Urban  interests  by 

other  Venturers 4,800 

Decrease  in  receivable  in  lieu  of  Federal 

income  tax  refund 4,296 

Net  increase  (decrease)  in  accounts  payable,  accrued 

expenses,  other  assets  and  other  liabilities (944) 

Total  Sources  of  Funds   $148,964 

Additions  to  operating  properties  and 

operating  properties  under  development, 

including  deferred  expenses 38,069 

Payments  of  long-term  debt 85,416 

Increase  in  accounts  and  notes  receivable 18,658 

Increase  in  land  held  for  sale  or  development 2,108 

Capital  distributions  to  (contributions  by) 

other  Venturers — net 1,873 

Increase  (decrease)  in  cash  and 

short-term  investments 2,840 

Total  Uses  of  Funds    $148,964 

The  accompanying  notes  are  an  integral  part  of  these  combined  financial  statements. 


1977 


$  1,264 

11,203 
5,296 


(2,614) 


15,149 
17,298 

3,592 
85,868 

5,200 

1,659 
10,694 


5139,460 


45,386 

81,814 

14,161 

1,335 

(1,504) 

(1,732) 


5139,460 


"Venturers'  share  ot*  funds  provided  from  operations 

Cash  flow  from  operations: 

Urban  and  majority  owned  ventures 

Other  ventures 

Urban  tax  benefits 

Combined  funds  provided  from  operations 


1978 


510,668 

58 

.706 

2,766 

410 

3.348 

6 

.033 

517,282 


515.149 
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Notes  to  Combined  Financial  Statements 


Urban  Investment  and  Development  Co.  and  Subsidiaries  and  Managed  Ventures 
December  31,  1978  and  1977  (In  Thousands) 

I    BASIS  OF  PRESENTATION 

The  combined  financial  statements  include  the  accounts  of  Urban  Investment  and 
Development  Co.,  its  consolidated  subsidiaries,  partnerships  and  joint  ventures 
(Urban),  and  non-controlled  ventures  in  which  Urban  owns  less  than  a  majority 
interest  and  operates  as  managing  venturer  (Ventures).  Urban  Investment  and  Devel- 
opment Co.  is  a  wholly-owned  real  estate  development  subsidiary  of  /£tna  Life  and 
Casualty  Company. 

The  principal  Ventures  in  which  Urban  owns  less  than  a  majority  interest  and 
Urban's  ownership  interests  are  as  follows  at  December  31,  1978  and  1977: 

Marban  50% 

Montbello  Commercial  Venture  40% 

Oakbrook  Urban  Venture  25% 

Old  Orchard  Urban  Venture  10% 

Total  assets,  owners'  equity,  and  net  losses  of  all  less  than  majority-owned  ventures 
included  in  the  combined  financial  statements,  excluding  the  effects  of  adjustments  to 
conform  venture  depreciation  policies  co  those  of  Urban  as  described  below,  are  as 

follows: 

1978  1977 

Total  assets S227.896  $247,530 

Owners'  equity: 

Urban $  19,593  $  19,765 

Other  venturers 34,030  36,712 

$  53.623  S  56,477 

Net  losses $  2,076  S     3,785 

Under  generally  accepted  accounting  principles,  entities  that  can  be  included  in 
combined  financial  statements  are  limited  to  those  under  common  control.  Although 
the  Ventures  included  in  the  accompanying  financial  statements  are  managed  by 
Urban,  certain  major  decisions  regarding  acquisition,  sale,  refinancing  and  operations 
must  be  jointly  approved  by  Urban  and  the  other  venturers.  Therefore,  the  inclusion  of 
these  non-controlled  Ventures  is  not  in  accordance  with  generally  accepted  accounting 
principles.  Inter-entity  sale  transactions  between  Urban  and  its  Venture  partners  or 
between  Urban  and  the  Ventures,  to  the  extent  of  the  Venture  partners'  interests 
therein,  have  not  been  eliminated.  All  other  material  inter-entity  transactions  have 
been  eliminated  in  combination. 

During  the  years  1975  through  1978,  Urban  sold  75%  of  its  interest  in  a  regional 
shopping  center  and  adjacent  office  building,  90%  of  its  interest  in  another  regional 
shopping  center  and  40%  of  its  interest  in  an  office  building  co  venturers.  The  accom- 
panying combined  financial  statements  include  the  accounts  of  the  resultant  Ventures. 
The  depreciated  cost  of  those  properties  as  included  in  the  combined  financial  state- 
ments reflects,  to  the  extent  of  the  Venture  partners'  interests,  the  purchase  pnce  of 
those  interests,  including  the  gain  co  Urban  from  che  related  sales. 

Accordingly,  operating  properties  in  the  accompanying  combined  balance  sheets 
g  includes  $30,909  in  1978  ($27,567  in  1977)  oi  depreciated  costs  in  excess  of  che 
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Notes  to  Combined  Financial  Statements  (continued) 


depreciated  historical  cost  basis  of  Urban.  Depreciation  expense  for  1978  and  1977 
includes  $436  and  $336  respectively,  representing  depreciation  of  such  excess  cost.  The 
cumulative  effect  on  combined  owners'  equity  of  the  profit  recognized  by  Urban  on  the 
sales  to  Venturers  is  $21,636  at  December  31,  1978. 

Urban's  policies  regarding  accounting  for  income  taxes  applicable  to  its  share  of 
combined  income  are  described  in  Note  5.  No  provision  has  been  made  for  income 
taxes,  if  any,  applicable  to  other  venture  interests,  as  the  liability  for  such  taxes  is  that 
of  the  other  venturers  rather  than  the  Venture  or  Urban. 


2.     SUMMARY  OF  SIGNIFICANT  ACCOUNTING  POLICIES 


Real  Estate 
Held  for  Sale 
or  Development 

Deferred  Charges 


Profit  Recognition  on 
Construction  Contracts 


Depreciation  and 
Amortization 


Real  estate  held  for  sale  or  development  is  stated  at  the  lower  of  cost  or  net  realizable 
value.  Cost  generally  includes  interest,  real  estate  taxes  and  selling  and  advertising 
costs,  all  of  which  are  generally  deferred  for  financial  reporting  purposes  and  recognized 
currently  for  income  tax  reporting  purposes. 

Deferred  mortgage  expense  is  amortized,  principally  on  an  accelerated  basis,  over  the 
lives  of  the  related  mortgage  notes. 

Leasing  costs  are  deferred  and  amortized  over  the  terms  of  the  related  tenant 
leases  for  financial  reporting  purposes.  Such  costs  are  deducted  currently  for  income  tax 
reporting  purposes. 

Start-up  costs  associated  with  unfinished  and  unoccupied  space  in  operating 
properties  opened  after  January  1,  1978  are  deferred  until  che  earlier  of  completion  of 
construction  or  occupancy,  and  thereafter,  amounts  previously  deferred  pursuant  co  this 
policy  are  amortized  on  a  straight-line  basis  over  the  lease  lives.  Start-up  costs  of 
operating  properties  opened  through  1977  were  deferred  until  the  earlier  of  75% 
occupancy  or  one  year  from  date  of  initial  occupancy.  Amounts  previously  deferred 
pursuant  to  this  policy  are  amortized  on  a  straight-line  basis  over  the  average  lease  life 
for  the  property.  The  effect  of  this  change  is  not  material  to  the  results  of  operations. 

Construction  contract  profits  are  recorded  under  the  percentage-of-completion  method 
of  accounting.  Profits  on  construction  contracts  for  Urban  and  Ventures,  to  the  extent 
of  Urban's  interests  therein,  are  eliminated  in  combination  and  are  included  in  com- 
bined net  income  as  related  properties  are  depreciated  or  sold.  To  the  extent  of  other 
venturers'  interests,  construction  profits  relating  to  a  venture  are  included  in  net 
income  as  realized  by  Urban's  construction  subsidiary. 

For  financial  reporting  purposes,  depreciation  and  amortization  are  provided,  princi- 
pally using  the  straight-line  method,  based  on  the  estimated  useful  lives  of  various 
classes  of  property.  Depreciation  of  operating  properties  commences  on  the  earlier  of 
completion  or  occupancy  of  individual  tenant  spaces  (prior  to  January  1,  1978  depre- 
ciation commenced  upon  the  earlier  of  75%  occupancy  or  one  vear  from  date  of  initial 
occupancy).  Depreciation  for  income  tax  reporting  purposes  is  computed  principally 
using  accelerated  methods  commencing  on  the  date  of  initial  occupancy. 

Prior  to  January  1,  1978,  no  residual  value  was  assigned  to  the  depreciable  compo- 
nents of  operating  properties.  During  1978  Urban  reviewed  this  aspect  of  depreciation 
policy,  studying  estimates  of  the  current  value  of  properties,  opinions  of  third-party 
lenders,  and  internal  projections.  Urban  concluded  that,  for  its  majority-owned  proper- 
ties, 15%  of  Urban's  original  cost  represents  a  reasonable  estimate  of  residual  value  oi 
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3.  PROPERTY 


LONG-TERM 
DEBT 


major  operating  properties  at  the  end  or'  their  estimated  useful  lives  (generally  40 
years).  Urban's  residual  value  policy  has  been  adopted  in  the  accompanying  combined 
financial  statements  for  all  major  operating  properties.  This  change  in  estimated 
residual  value  decreases  annual  depreciation  charges  for  1978  and  thereafter  by  approxi- 
mately $1,700. 

Operating  properties,  at  cost,  consist  of  the  following:  „m„ 

5  1978  1977 

Land $  47,392  540,233 

Buildings 367,524  320,436 

Equipment,  furniture  and  fixtures 25,212  22,297 

440,123  382,966 

Less  accumulated  depreciation 33,785  24,726 

$406,343  $358.240 

All  operating  properties  are  commercial  rental  properties.  Operating  leases  with 
shopping  center  tenants  range  in  term  from  one  to  30  years  and  provide  for  fixed 
minimum  rent,  rent  based  upon  percentages  of  tenants'  sales  volumes  and  reimburse- 
ment of  most  operating  costs.  Operating  leases  with  office  building  and  special  use 
tenants  range  in  term  from  one  to  35  years  and  provide  for  annual  escalation  of  mini- 
mum rentals. 

Minimum  rent  to  be  received  in  each  of  the  next  five  years,  based  on  leases 
existing  at  December  31,  1978,  is  as  follows:  Year  1979,  $39,748;  Year  1980,  $39,181; 
Year  1981,  $37,318;  Year  1982,  $34,798;  Year  1983,  $32,664. 

Total  minimum  rent  to  be  received  under  these  leases  aggregates  $476,918. 

Interest,  real  estate  taxes  and  other  carrying  charges  included  in  the  cost  of 
development  projects  under  construction,  land  held  for  sale  or  development  and 
residential  housing  approximate  $10,500  and  $14,000  at  December  31,  1978  and  1977, 
respectively. 

Long-term  debt  consists  of  the  following:  ._„„ 

5  19^8  19] 1 

Unsecured  bank  notes: 

Revolving  credit  agreements $  26,900  5  41,700 

Term  loan  agreements 50,500  40,000 

Note  payable  to  banks,  bearing  interest  @  114% 

of  the  prime  commercial  rate,  due  May  31,  1978, 

collateralized  by  unsold  residential  housing —  23.500 

,  ,        .       ,  77,400  110.200 

Mortgage  notes  (secured  by  reiated  operating 

properties): 

Payable  to  .'Etna  Life  Insurance  Company,  bearing 
interest  at  5Vi%  to  83/4%,  due  in  varying 

amounts  to  2011 193.289  156,517 

Other,  bearing  interest  at  5^3%  to  10%,  due  in 

varying  amounts  to  2012 123,540  116.502 

316,329  273.019 

Other ".342  4,313 

Total 5402.071  5387.532 
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5.  INCOME  TAXES 
Urban 


Urban  borrows  from  two  groups  of  banks  pursuant  to  a  $60,000  revolving  credit 
agreement  (expiring  in  June  1980)  and  a  $5,000  revolving  credit  agreement  (expiring 
in  June  1979).  Loans  made  pursuant  to  the  revolving  credit  agreements  bear  interest  at 
varying  rates,  but  not  in  excess  of  119%  of  the  sum  of  the  prime  commercial  rate  plus 
3/a  of  1%.  At  June  30,  1980,  amounts  due  under  the  $60,000  revolving  credit  agree- 
ment are  convertible,  at  Urban's  option,  to  term  notes  due  June  30,  1982. 

Urban's  $40,000  term  loan  with  a  group  of  banks  bears  interest  at  the  rate  of  8%% 
per  annum  through  December  31,  1981,  and  thereafter  at  various  rates  not  in  excess  of 
119%  of  the  sum  of  the  prime  commercial  rate  plus  3/s  of  1%.  A  $10,500  term  loan 
bears  interest  at  112%  of  the  prime  commercial  rate.  The  principal  amount  of  the  term 
loans  is  due  in  varying  installments  through  1982. 

The  revolving  credit  and  term  loan  agreements  provide  that,  among  other  things, 
the  banks  may  require  Urban  to  convert  any  or  all  of  the  outstanding  notes  to  fully 
secured  loans.  The  agreements  also  provide  that  Urban  maintain  a  consolidated 
net  worth  of  at  least  $50,000,  obtain  bank  approval  for  certain  projects  and  meet  other 
financial  criteria  specified  in  the  agreements.  In  addition,  Urban  is  restricted  from, 
among  other  things,  incurring  additional  indebtedness  exceeding  certain  financial 
ratios  as  specified  and  exceeding  specified  limits  on  expenditures  for  various  types  of 
projects. 

Urban  is  permitted  to  declare  and  pay  dividends  equal  to  the  sum  of  $3,000  plus 
40%  of  its  consolidated  net  income  for  1977  and  1978,  48%  for  1979,  56%  for  1980 
and  64%  for  1981  and  1982.  At  December  31,  1978,  $5,486  was  available  under  this 
provision. 

Urban's  share  of  combined  income  before  provision  for  income  taxes  was  $4,957  and 
$2,019  in  1978  and  1977,  respectively.  The  provision  (credit)  for  Federal  and  state 
income  taxes  is  applicable  to  Urban's  share  of  combined  income  and  consists  of  the 
following: 

1978  1977 

Current $(3,848)  $(6,033) 

Deferred 5,345  5,296 

Total $  1,497  $  (737) 

The  operations  of  Urban  are  included  in  the  consolidated  Federal  income  tax 
return  of  /Etna  Life  and  Casualty  Company  (/Etna).  /-Etna  allocates  to  each  company 
an  amount  that  approximates  the  tax  it  would  have  incurred  were  it  not  a  member  of 
/Etna's  consolidated  group,  and  credits  each  company  tor  its  tax  saving  attributes,  co 
the  extent  they  are  currently  utilized  in  .-Etna's  consolidated  tax  return.  Accordingly, 
the  Federal  income  tax  provisions  in  the  combined  statements  of  income  represent  the 
tax  allocations  to  Urban. 

Investment  tax  credits  and  the  benefit  for  net  operating  losses  are  reflected  in  die 
credit  for  current  income  taxes  when  such  credits  and  losses  are  utilized  by  .-Etna's 
consolidated  tax  group. 

Deferred  income  tax  provisions  of  $5,345  and  $5,296  for  1978  and  1977,  respec- 
tively relate  principally  to  (1)  interest,  real  estate  taxes  and  leasing,  selling  and  adver- 
tising costs  that  are  deducted  currently  for  tax  purposes  and  capitalized  or  deferred  for 
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financial  reporting;  (2)  the  excess  of  accelerated  depreciation  for  tax  purposes  over 
straight-line  depreciation  for  financial  reporting  purposes;  and,  in  1977,  (3)  utilization 
of  net  operating  loss  carryforwards  and  an  investment  tax  credit  carryforward  deducted 
from  deferred  taxes  in  prior  years. 

The  effective  income  tax  rate  in  1978  and  1977  is  lower  than  the  Federal  statutory 
rate  of  48%  due  to  the  following  reasons: 

1978  1977 
Expected  income  taxes  on  Urban's  income  at 

48%  statutory  rate $2,379  $    969 

Benefit  from  income  taxed  at  capital  gains  rates (859)  (1,691) 

Investment  tax  credit (188)  ( 130) 

Other 165          U5 

Provision  (credit)  for  income  taxes $  1,497  $  (737) 

Other  Venturers  No  provision  has  been  made  for  income  taxes,  if  any,  applicable  to  other  venture 

interests,  as  the  liability  for  such  taxes  is  that  of  the  other  venturers  rather  than  the 
Venture  or  Urban. 

6.    COMMITMENTS  AND  CONTINGENCIES 

Lease  Commitments  Rent  expense  under  long-term  operating  leases  for  land  was  approximately  $400  for 

1978  and  1977,  and  does  not  include  payments  under  long-term  land  leases  that  have 
been  added  to  the  carrying  value  of  land  as  related  projects  are  under  development. 
Minimum  future  rental  payments  will  approximate  $400  annually  through  1983  and 
aggregate  $23,125  during  the  remaining  terms  of  the  leases,  which  range  from  31  to  93 
years. 

Other  Commitments         There  are  various  other  guarantees,  commitments  and  contingent  liabilities  including 
the  usual  obligations  for  on-site  construction  incurred  in  the  ordinary  course  of  busi- 
ness. 

Litigation  Urban  and  other  venturers  are  defendants  in  various  litigation  matters  arising  in  the 

ordinary  course  of  business,  some  of  which  are  covered  by  insurance.  In  the  opinion  of 
Urban  management,  the  outcome  of  such  litigation  matters  will  not  have  a  material 
effect  on  the  combined  financial  statements. 
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c.       Recapture 

The  Boston  Redevelopment  Authority  will  be  the  recipient  of 
the  UDAG  funds  from  the  City.     The  BRA  will  administer  the 
grant  and  loan  portions  of  the  UDAG. 

Of  the  $18,800,000,   $15,000,000  will  be  provided  as  a  mortgage 
loan  to  the  project  on  the  following  terms: 

The  loan  will  bear  interest  at  5%  for  7  years  and  then  be 
fully  amortizing  at  10%  over  a  20  year  period  (years  8-27). 

Interest  during  years  1,   2,  3  and  4  shall  be  paid  in  an 
amount  up  to  $500,000  per  annum  in  cash  with  the  balance 
(up  to  $750,000)  accruing  and  compounding  at  5%  interest 
through  year  7  and  then  amortized  over  a  20  year  period 
(years  8-27)  at  10%  interest.     After  year  4,   interest  up  to 
$750,000  will  be  payable  annually  (years  5,   6  and  7).     For 
years  8-27,   there  will  be  level  debt  service  payments  of 
$1,890,000.     All  debt  service  payments  in  all  years  will  be 
made  monthly. 

Conventional  default  provisions  will  be  included  in  the  transfer 
of  funds/  mortgage  loan  agreement  between  the  BRA  and 
UIDC  which  will  insure  the  City's  right  to  compel  performance 
of  the  agreement. 

Expected  use  of  recaptured  UDAG  funds: 

Targeted  Loan  Repayment  Fund 

Neighborhood  Development  Fund 

Funds  repaid  under  the  loan  agreement  by  UIDC  will  be  made 
to  a  revolving  loan  fund  designed  to  provide  financial  assistance 
to  community  development  projects  in  the  residential  neighbor- 
hoods of  the  City  which  ordinarily  would  not  qualify  for  major 
Federal  assistance.     The  funds  could  be  used  as  loans,   grants, 
or  loan  guarantees  to  stimulate  private  investment  in  neighbor- 
hood revitalization  projects. 

Projects  will  be  selected  only  after  consultation  with  local 
organizations  oriented  toward  community  development  matters, 
including  business  associations,   community  development  corpora- 
tions and  citizens  groups.     Because  of  the  great  variety  of 
development  issues  in  the  City's  neighborhoods,   the  eligibility 
of  projects  for  assistance  from  the  loan  fund  will  not  be 
rigidly  established  in  advance.     Instead,   the  neighborhood 
development  program  will  respond  to  the  special  needs  of  each 
neighborhood,   based  upon  ideas  generated  by  the  residents 
themselves . 
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The  program  will  operate  on  a  city-wide  basis.     Special  consider- 
ation will  be  given,   however,   to  projects  which  have  a  beneficial 
relationship  to  projects  which  pay  funds  into  the  revolving 
loan  fund.     An  example  of  a  project  which  might  receive  such 
priority  would  be  the  development  of  the  South  End  Urban 
Renewal  Parcel  11  (the  Tent  City  site),  which  directly  abuts 
the  Copley  Place  Project.     If  a  suitable  development  proposal 
emerges  on  this  site  which  requires  such  assistance,  it  would 
receive  special  consideration  from  the  fund. 

f .       Additional  Funds 

The  BRA  has  conducted  a  thorough  investigation  of  potential 
funding  sources  and  has  determined  that  there  are  no  alterna- 
tives to  the  UDAG.     Should  the  Action  Grant  fail  to  be  approved, 
the  City  would  be  unable  to  replace  this  funding  source. 
This  is  due  not  only  to  the  size  of  the  Action  Grant  request 
but  also  to  the  flexible  manner  by  which  it  can  be  injected 
into  the  project. 

The  City  is  proceeding  in  a  good  faith  effort  to  apply  for 
EDA  and  Urban  Systems  funds.     However,  as  explained  in 
IIB6d,  Necessity  of  Action  Grant,  the  applicability  of  these 
two  sources  is  extremely  limited. 

A  possible  alternative  would  be  the  use  of  City  General 
Obligation  funds  to  cover  these  activities  which  are  in  the 
public  domain  (street  revisions,   water  main  relocation  and 
temporary  traffic  rerouting).     However,  this  must  be  an 
avenue  of  last  resort.     As  described  earlier,   the  City's  high 
per  capita  debt,  its  limited  bonding  capacity  and  the  sub- 
stantial backlog  of  public  improvements  necessitate  using 
General  Obligation  bonds  only  when  there  are  no  alternative 
federal  funding  sources . 


IIB8a. 


Construction  Schedule 


See  Exhibit  IIB8-1. 
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IIB8  b.     Public  Approval  Processes 

ENVIRONMENTAL  IMPACT  REPORT  (EIR) 


February  13 

1. 

February  22 

2. 

February  23  - 
March  26 

3. 

March  5 

4. 

March  20 

5. 

April  -  May 

6. 

Late  May 

7. 

Late  June 

8. 

Late  June 

9. 

UIDC  submits  a  Draft  EIR  to  the  Secretary  of 
Environmental  Affairs  (Commonwealth  of 
Massachusetts) . 

Environmental  Affairs  publishes  notice  of 
availability  in  Environmental  Monitor. 

Review  period  of  30  days  from  date  of  publica- 
tion notice.      (Comments  should  be  forwarded 
to  the  Secretary  of  Environmental  Affairs . ) 

Advertise  Public  Hearing  15  days  in  advance. 

Public  Hearing  on  Draft  EIR  (combined  hearing 
for  EIR/EIS). 

Consultant  resonds  to  comments  on  Draft  EIR, 
revises  as  appropriate  and  submits  final  EIR  to 
the  Secretary  of  Environmental  Affairs. 

Environmental  Affairs  publishes  notice  in 
Environmental  Monitor. 

Review  period  of  30  days  from  date  of  publica- 
tion notice. 

Secretary  of  Environmental  Affairs  issues 
formal  decision  on  compliance  of  EIR  with 
Massachusetts  Environmental  Policy  Act  (MEPA). 


ENVIRONMENTAL  IMPACT  STATEMENT  (EIS) 


February  15 


February  22 


February  23  - 
April  7 


BRA  reviews  and  City  submits  Draft  EIS  to 
U.S.   Environmental  Protection  Agency  (EPA), 
Council  on  Environmental  Quality  (CEQ),   and 
others . 

EPA  publishes  notice  of  availability  in  Federal 
Register. 

Review  period  of  45  days  from  date  of  publica- 
tion notice.      (Comments  should  be  forward  to 
Richard  Mertens  of  the  BRA.) 
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Environmental  Impact  Statement  (cont'd) 

March  5  4.       Advertise  Public  Hearing  15  days  in  advance. 

March  20  5.       Public  Hearing  on  Draft  EIS  (combined  hearing 

for  EIR/EIS). 

April  -  May  6.       BRA  responds  to  comments  on  draft,   revises 

as  appropriate  and  City  submits  final  EIS 
to  EPA. 

Late  May  7.       EPA  publishes  notice  in  Federal  Register. 

Late  June  8.       Review  period  of  30  days  from  date  of  receipt 

of  EIS  by  EPA  and  commenting  parties. 

Late  June  9.       Completion  of  EIS  process. 

BUILDING  PERMIT 

Boston  Building  Department.     Developer  should  submit  plans  for  review 

to  the  Building  Department  as  soon  as  Final  Working  Plans  and  Specifications 

are  prepared  and  appropriate  zoning  action  taken. 

PUBLIC  WORKS  DEPARTMENT  PERMITS 

Boston  Public  Works  Department,  Permit  Division.     For  any  new  curb 
cuts,  modification  or  elimination  of  existing  curb  cuts,  permission  to 
excavate  or  conduct  other  construction  in  any  Boston  public  streets, 
the  developer  or  his  contractor  will  have  to  apply  to  the  Public  Works 
Department  Permit  Division  for  appropriate  permits.     This  process  is 
started  by  submitting  Final  Working  Drawings  to  the  Public  Works 
Department  Engineering  Division  at  the  same  time  plans  are  filed  with 
the  Building  Department. 

BOSTON  WATER  AND  SEWER  COMMISSION  PERMITS 

Boston  Water  and  Sewer  Commission.     Plans  for  connecting  the  project 
to  the  public  water  and  sewer  systems  should  be  filed  for  review  and 
approval  with  the  Commission,   simultaneously  with  the  submission  under 
Item  2  to  the  Public  Works  Department. 

PARKING  FREEZE  PERMIT 

This  permit  is  administered  under  the  authority  of  the  U.S.  Environmental 
Protection  Agency,  by  the  Boston  Air  Pollution  Control  Commission. 

--  The  City  of  Boston  Air  Pollution  Control  Commission  grants  the 
Freeze  Permit. 

—  Copley  Place  has  a  conditional  Freeze  Permit,   but  is  committed  to 
review  since  the  development  package  has  been  modified. 

—  The  public  will  be  notified  of  the  review  meeting. 
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PUBLIC  IMPROVEMENTS  COMMISSION  (PIC) 

--  Copley  Place  street  improvements  will  require  PIC  approval. 

—  PIC  is  responsible  for  the  formal  approval  of  easements,  closures, 
permits  and  all  improvements  which  affect  public  rights-of-way. 

—  PIC  consists  of  the  Commissioners  of  the  City  of  Boston's  Traffic 
and  Parking,  Real  Property,  Public  Works  and  Building  Departments, 
and  the  Water  and  Sewer  Commission. 

—  PIC  holds  weekly  meetings,  which  are  open  to  the  public. 

--  PIC  holds  a  public  hearing  on  detailed  construction  documents. 

—  PIC  usually  makes  an  immediate  decision  following  the  public  hearing. 

MASSACHUSETTS  DEPARTMENT  OF  ENVIRONMENTAL  QUALITY 
ENGINEERING  (DEQE),   AIR  AND  HAZARDOUS  MATERIALS  DIVISION 

—  Approval  of  mechanical  systems  to  ventilate  the  Turnpike,   rail 
line,  and  garages. 

MASSACHUSETTS  DEQE,   DIVISION  OF  WATER  POLLUTION  CONTROL 

—  Approval  of  sewer  tie-in. 
MASSACHUSETTS  DEPARTMENT  OF  PUBLIC  UTILITIES 

—  Approval  of  any  railroad  track  relocation  or  alteration. 

MASSACHUSETTS  TURNPIKE  AUTHORITY 

--  Air  rights  lease,  approvals  for  bridging  of  Turnpike  and  relocation 
of  ramps. 

MASSACHUSETTS  DEPARTMENT  OF  PUBLIC  WORKS 

--  Permits  and  approvals  for  curb-cuts,  bridging  and  relocation  of 
state  highways,   if  any. 

121A  REVIEW  PROCESS 

1.  The  developer  submits  a  Draft  121A  Application  to  the  Boston 
Redevelopment  Authority  for  review. 

2.  The  review  process  takes  60-90  days  from  submission  of  the  draft 
application . 
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121A  REVIEW  PROCESS  (cont'd) 

3.  Letter  from  Mayor's  Ad  Hoc  Committee  on  terms  of  6A  Contract  on 
payment  in-lieu-of  taxes  is  submitted  to  the  Authority. 

4.  Final  121A  Application  is  submitted  to  the  Authority. 

5.  Public  Hearing  is  advertised  10  days  in  advance. 

6.  121A  Public  Hearing  by  BRA  Board  on  final  application  and  signed 
tax  letter. 

7.  A  copy  of  the  final  application  will  be  available  for  review  during 
that  period  at  the  BRA. 

8.  BRA  Report  and  Decision  on  the  121A  Application. 

9.  Mayor's  approval  of  121A  Report  and  Decision. 

Other  reviews  are  provided  for  by  the  Boston  Redevelopment  Authority 
under  Staff  Review  of  121A  Proposals.     The  project  sponsor  is  considering 
a  121A  designation  which  will  therefore  require  this  review  for  the  project. 
The  following  is  an  excerpt  from  the  Boston  Redevelopment  Authority 
Handbook —  Staff  Review  of  121A  Proposals  which  explains  the  areas  of 
review  and  their  inter-relationships: 

FINAL  STAFF  REPORT 

The  Review  Team  members  send  their  Final  Report  to  the  Coordinator 
with  their  general  comments,   recommended  provisos,   and  appropriate 
recommendations  in  the  area  their  department  is  responsible. 

A.  Neighborhood  Planning 

1.  Neighborhood  Planning  will  be  responsible  for  deter- 
mining whether  an  area  is  blighted,   substandard  or 
decadent.     In  making  their  determination,   they  will  be 
working  with  Legal  and  Design. 

2.  In  making  their  determination  as  to  whether  the  project 
constitutes  a  public  use  and  benefit,   Neighborhood 
Planning  will  consider  the  effect  of  elimination  of  blight, 
economic  impact,   the  traffic  and  parking  impact,   com- 
munity support  or  opposition,   and  the  relationship  of 
this  project  to  generating  new  investment  or  comple- 
menting or  supporting  other  investment.     Legal  and 
Environmental  Review  will  be  contacted. 

B.  Zoning 

The  Zoning  Department  will  be  responsible  for  making  a 
determination  as  to  whether  the  deviations  requested  are 
necessary  and  appropriate  and  whether  or  not  the  deviations 
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should  be  granted.     In  making  their  determination,   they  will 
be  working  with  Neighborhood  Planning,   Urban  Design, 
Environmental  Review,   Legal  and  Transportation. 

C.  Development 

Development  will  be  responsible  for  determining  whether  the 
project  is  financially  feasible  by  taking  into  consideration  the 
financing  terms,   the  terms  of  the  6A  Contract,   the  projections 
for  the  cash  flow  of  the  project,   and  any  other  financial 
considerations.     Development  will  be  working  with  Legal  and 
the  Mayor's  Ad  Hoc  Tax  Committee. 

D.  Urban  Design 

Urban  Design  will  be  responsible  for  the  final  approval  of 
Plans  and  Outline  Specifications  at  this  preliminary  stage.     In 
making  their  determination,   Zoning,  Neighborhood  Planning, 
Environmental  Review,   and  Historic  Preservation  will  be 
contacted . 

E.  Environmental  Review 

Environmental  Review  will  be  responsible  for  determining 
whether  the  requirements  of  the  Massachusetts  Environmental 
Policy  Act  (MEPA)  are  complied  with,  including  a  review  of 
the  Environmental  Notification  Forms.     Where  appropriate, 
Historic  Preservation,   the  Landmarks  Commission,  the 
Conservation  Commission,   as  well  as  Neighborhood  Planning 
will  be  contacted. 

F.  Transportation 

Transportation  will  be  responsible  for  assessing  the  adequacy 
of  access,  circulation  and  parking  conditions.     This  will 
include  ensuring  the  optimum  use  of  public  transit,  good 
pedestrian  connections,  proper  driveway  locations,  appro- 
priate parking,   etc.     Environmental  and  service  aspects  of 
traffic  and  the  impacts  on  adjacent  neighborhoods  must  be 
assessed.     Transportation  shall  also  coordinate  the  project 
with  the  Traffic  Liaison  Committee  and,   if  necessary,   the 
Public  Improvements  Commission. 

G.  Legal 

Legal  will  be  responsible  for  reviewing  the  application  to 
insure  that  it  is  in  compliance  with  the  requirements  of 
Chapter  121A. 

DESIGN  REVIEW 

The  status  of  the  project  design  is  currently  schematic.     The  developer 
has  presented  the  design  to  the  CRC  and  transmitted  schematic  project 
drawings  to  the  BRA.     As  illustrated  in  the  Draft  EIR/EIS,   the  massing 
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of  the  project  was  developed  to  reflect  the  CRC  guidelines  with  respect 
to  development  of  the  site  as  a  whole,   restoration  of  Copley  Square  as  an 
enclosed  space,  height  limitations,   setbacks  and  existing  cornice  lines. 

The  air  rights  lease  between  the  Turnpike  Authority  and  UIDC  gives 
the  MTA  the  power  of  review  and  approval  over  UIDC's  design  plans. 
The  CRC  Design  Review  Subcommittee  will  continue  to  meet  with  the 
developer  and  its  architects  to  review  detailed  project  drawings  and 
advise  the  Turnpike  Authority  on  design  matters  as  provided  for  in  the 
air  rights  lease.     UIDC  anticipates  the  next  phase  of  design  development 
drawings  to  be  ready  for  review  by  the  Design  Review  Subcommittee  in 
early  May. 

A  Federal  Section  106  historic  preservation  review  process  has  been 
initiated.     Together,   the  City  and  the  Massachusetts  Historical  Commission 
concluded  that  the  official  determination  of  effect  should  be  postponed 
until  the  project  designs  had  progressed  further.     The  106  determination 
will  be  finalized  after  the  architect  has  selected  colors,  materials  and 
textures  to  be  incorporated  in  the  project  design. 

The  project  sponsor  is  considering  a  121A  designation.     This  will  provide 
the  BRA  with  extensive  review  and  control  powers  as  outlined  in  the 
Final  Staff  Report  of  a  121A  Review  process  presented  above. 

Secondly,  as  part  of  the  contractual  agreement  between  the  BRA  and 
UIDC,  UDAG  funds  will  not  be  released  until  outstanding  design  issues 
have  been  resolved. 

The  BRA  will  review  project  design  and  development  at  all  stages. 
Formal  submissions  will  be  made  at  the  following  points: 

Completion  of  design  development  drawings, 

Preliminary  working  drawings  and  outline  specifications,  and 

Final  contract  documents. 

At  this  stage  of  project  design,   the  BRA  is  particularly  concerned 
about  the  detailed  treatment  of  the  south  side  of  Stuart  Street  (specifi- 
cally, whether  or  not  to  include  additional  building  form,  active  uses,  a 
sidewalk  and  pedestrian  crossing  light  at  Ramp  D)  and  a  portion  of  the 
Southwest  Corridor  frontage  which  will  require  specific  architectural 
treatment.     An  additional  issue  is  the  exact  shape  and  massing  of  the 
convention  hotel  tower.     At  later  stages  of  project  design,   when  more  is 
known  about  materials  and  facade  treatment,   additional  review  will  be 
undertaken  by  the  BRA.     Wind  tunnel  tests  are  to  be  undertaken  for 
inclusion  in  the  final  EIS . 
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. PARTIII 

Evidence  of 
Meeting  Program  Objectives 


SECTION  A 


Alleviation  of  Physical  Distress 


ODftG  BMW  4* 


ALLEVXATICN  CF   PHYSICAL  DISTRESS 


Residential  Projects 


New  Construction 

Rehabilitation 

Demolished  (% 
Substandard) 
(C) 

Historic"* 

Restoration 

<D) 

(A) 

Single    Multi- 
Family    Family 

(B) 
Single    Multi- 
Family   Family 

100- 

150 

0 

200- 
300 

No.  Units 


No.  Occu- 
pants be- 
fore pro- 
ject 

No.  Occu- 
pants 
after  pro- 
ject com- 
pleted 


2.   Commercial /Industrial  Projects 

Acres  Cleared 

No.  Buildings  Demolished 
{%  Substandard) 

Total  Square  Fcotage  Demolished 

Percent  Occupied  Before 
Demolition 


N.A. 


N.A, 


N.A 


N.A. 


No.  Buildings 

Total  Square 
Fcotage 


New  Construction 
(A) 

Rehabil itation 
(B) 

Historic  Restoration"** 
(C) 

1      unified 

HpataI  n'pmpnt- 

3\ 2  million 
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3.       Projects  with  Infrastructure  Ccmponents 


T/tnoar  feet  of  new  pipe 
Linear  feet  of  pipe  replaced 


Capacity  added  (units  served, 
mgd,  or  other  standard) 

-  Residential 

-  Commercial 

-  Industrial 
Total  Capacity  Meed 


Water 

Sewer 
<B) 

Sanitary 
(C) 

— 

1090 

— 

-- 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

4.       Projects  with  Beautification  and  Street  Iniprovenent  Canponents 

See  following  narrative 
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4.       Projects  with  Beautification  and  Street  Improvement  Components 

Extensive  work  will  be  performed  on  the  existing  street,   roadway 
and  pedestrian  pathway  system. 

Please  see  Section  IIB6b,   Site  Description,   Required  Site  Improvements: 

1.  Turnpike  Ramp  Relocations 

2.  Temporary  Traffic  Rerouting 

3.  Street  Revisions  and  Relocations 

4.  Pedestrian  Bridge  Across  Huntington  Avenue 

5 .  Landscaping 

6.  Ventilation  of  the  Turnpike  and  B&A  Tracks 

7.  Lighting  of  the  Turnpike  and  Ramps 

8.  Dartmouth/Stuart  Entrance  to  Copley  Place 

The  following  illustration  indicates  the  future  paths  and  amenities 
planned  to  serve  pedestrians  in  the  vicinity  of  Copley  Place.     The 
current  flow  of  pedestrians  along  Huntington  Avenue  between  the 
Prudential  Center  and  Copley  Square  will  remain  approximately  the 
same  as  at  present.     The  Prudential  to  Back  Bay  Station  flow, 
however,  will  be  enhanced  with  the  completion  of  Copley  Place  and 
the  focal  retail  mall.     The  mall  will  serve  to  connect  the  Prudential 
and  Back  Bay  Stations.     A  pedestrian  bridge  over  Huntington 
Avenue  will  provide  an  enclosed  passage  for  pedestrians  between 
the  western  corner  of  Copley  Place  and  the  Prudential  Center 
complex.     An  enclosed  pedestrian  bridge  also  is  planned  to  link 
the  luxury  hotel  of  Copley  Place  to  the  retail  and  office  portion. 
An  enclosed  passage  connecting  the  eastern  end  of  the  project  with 
the  Back  Bay  Station  is  being  planned  in  conjunction  with  the 
Southwest  Corridor  project.     Vertical  circulation  and  connections  to 
exterior  sidewalks  will  be  provided  at  a  number  of  locations  in  the 
complex.     All  major  entrances  to  the  project  will  include  specially- 
designed  elevators  and/or  ramps  to  accommodate  handicapped 
persons . 

In  addition  to  the  enclosed  walkways,  exterior  sidewalks  will  be 
provided  on  all  sides  of  the  project  with  the  unlikely  exception  of 
the  infield  side  of  Stuart  Street.     The  Dartmouth/Stuart  Streets 
plaza  and  entrance  to  Copley  Place  will  be  spatially  connected  to 
Copley  Square  by  a  landscaped  extension  of  the  Dartmouth  Street 
Mall  created  by  significant  building  setback  of  the  luxury  hotel 
along  Dartmouth  Street. 

Please  see  Exhibit  IIIA-1. 
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SECTION  B 


Alleviation  of  Economic  Distress 


PDAG  POEM  5- 
ALLEVIATION  CF  ECONOMIC  DISTRESS 


1.   Jcb  Creation  Potential  of  Proposed  Project 


A.  Permanent  Jobs 

(1)  New  jobs 

(2)  CETA**  Subsidized 
new  jobs 

(3)  Jobs  retained 

(4)  Jobs  transferred  to 
project  area 

(5)  Jobs  transferred  out 
of  project  area 

(6)  "total  permanent  jobs 

(7)  %  Private  sector 

(8)  %  Public  sector 

(9)  %  CETA      subsidized  * 

(10)  Average  SalaryT&fe 

(1979  Dollars) 

B.  Temporary  Jobs 

(11)  Construction  jobs 
created 

(12)  Other  temporary  jc*>s 

(13)  Total  temporary  jobs 

(14)  %  Private  'sector 

(15)  %  Public  sector 

(16)  %  CETA  subsidized 

(17)  Average  Salary /Wage 

.  (1979  Dollars) 


Low  &  Mod. 

Inceroe 
(A) 

Middle 

Incone 

<B) 

Upper 

Incone 

(C) 

Total 
(D) 

2537 

2454 

1295 

6286 

30 

20 

0 

50 

MA 

MA 

MA 

MA 

NA 

NA 

NA 

NA 

NA 

NA 

NA 

NA 

2^7 

?4S4 

1  ?qs 

67Sfi 

98.8 

99.1 

100 

992 

NA 

NA 

NA 

NA 

1.2 

0.9 

- 

0.8 

10,000 

10-20,00 

0      20,00 

3    15,221 

18 

59 

573 

650 

NA 

MA 

MA 

MA 

18 

59 

"  573 

650 

0 

30 

100 

91 

NA 

NA 

NA 

NA 

100 

70 

0 

9 

10,000 

15,000 

23,000 

22,000 

Number  of  jobs  actually  paid  by  CETA  progam,  as 
distinguished  from  the  number  to  be  placed  by  EEPA. 
Please  see  III  E,  Employment  Plan. 
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UDAG  FORM  5 


Increase  in  Business  Activity 

2.       In  1983  full  development  of  the  Copley  Place  Project  could  draw  in 
the  range  of  $72  million  in  sales.     This  would  comprise  about  30% 
of  all  sales  volume  in  the  Back  Bay  retail  area  and  1.6%  of  all 
SMS  A  sales.     12.5%  of  those  sales  would  be  generated  from  the 
on-site  population  —  employees,  residents,  and  guests  —  while 
87.5%  would  be  drawn  from  all  off-site  shoppers.     Furthermore, 
the  sales  "spin-off"  to  adjacent  Back  Bay  retailers  will  amount  to 
$14  million  according  to  projections  of  retail  sales  activity. 

Source :     Larry  Smith  &  Co . ,  Ltd . ,  Revised  Copley  Place  Retail 
Impact  Analysis,  January,   1980. 


Other  Economic  Indicators 

3.       Please  see  II  Blc,  Detailed  Project  Description,   Strategies. 


Method  of  Calculation 


Number  of  Jobs 

The  number  of  jobs  to  be  created  at  Copley  Place  was  calculated 
using  established  relationships  of  number  of  employees  to  space  for 
the  various  uses,   and  from  estimates  made  by  the  project  sponsor. 
Specifically,   the  following  relationships  were  used: 


Use 


Hotel 


Retail 


Office 


Parking  & 
Maintenance 


Basis  of  Calculation  #  of  Jobs 

1.0  employees/convention  hotel  room  1,814 

1.2  employees/luxury  hotel  rooms 

500  s.f.  of  gross  leaseable  space/  1,147 

full  time  employee.     Retail  employment 
is  assumed  to  be  40%  full-time  and 
60%  part-time  (20  hrs/week) . 

200  s.f.   gross  leasable  space/full  3,205 

time  employee 

Developer's  estimate  120 


TOTAL 


6,286 


Total  Permanent  Jobs  (6,286) 

All  permanent  jobs  are  considered  to  represent  net  new  jobs  to  the 
City.     Any  relocation  of  office  tenants  from  other  buildings  in 
Boston  to  Copley  Place  will  create  space  badly  needed  for  expansion 
of  existing  firms  and  for  new  firms  moving  into  Boston. 

The  distribution  of  permanent  jobs  by  income  is  based  upon  Economic 
Research  Associates'  Copley  Place  Housing  Impact  Study.     Please 
see  Exhibits  III  B-l,   2,   and  3,   which  follow. 

Construction  Jobs 

Exhibit  III  B-4  shows  projected  employment  levels  for  Copley  Place 
on  a  monthly  basis  for  the  duration  of  the  construction  period. 
During  most  months  of  the  42  month  construction  period,   employment 
is  expected  to  be  less  than  1,000  persons.     However,   for  a  brief 
period,   the  project  could  employ  as  many  as   1,300  persons.     The 
average  monthly  employment  is  650  jobs  over  the  length  of  the 
project.     Therefore,   Copley  Place  will  generate  650  full  time 
equivalent  jobs  for  42  months. 
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EXHIBIT  IIIB-2 


PROJECTED  SALARY  LEVELS  OF 

COPLEY  PLACE  EMPLOYEES 

(1979  Dollars) 

(with  Specialty  Department  Store; 


Number  of  Employees  Per  Wage  Level 


Less  Than 

8 

,000- 

10 

,000- 

14 

,000- 

20,000- 

Above 

$8,000 

9 

,000 

13 

,999 

19 

,999 

29,999 

30,000 

Office:^ 

160 

577 

737 

705 

577 

449 

Retail:^- 

138 

298 

436 

172 

69 

34 

Hotel  -J— 

852 

435 

145 

218 

109 

55 

Parking  and— 

31 

46 

32 

9 

1 

1 

Maintenance 

Totals: 

1,181 

1 

,356 

1, 

350 

1, 

104 

756 

539 

Percent 

Composition 

18.0% 

21.2% 

21 

.7% 

17 

.7% 

12.6% 

8.9% 

/l  Based  on  worker's  wage  levels  at  the  Prudential  Tower. 
/2  Based  on  worker's  wage  levels  at  the  Prudential  Plaza. 
/3   Based  on  workers  at  Water  Tower  Place. 


Source:   Copley  Place  Housing  Impact  Study,  December  19  7  9 
Economics  Research  Associates. 
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EXHIBIT  IIIB-3 


COPLEY  PLACE 
AVERAGE  EMPLOYEE  INCOME 
(1979  Dollars) 
(with  Specialty  Department  Store) 


Office: 


Number 
Employees 

3,205 


Average  Income 
$18,600 


/I 


Retail: 


1,147 


$12,800 


Hotel: 


1,814 


$11,100 


Parking  and 
Maintenance 


120 


$10,300 


/l  Based  upon  weighted  averages  from  data  in  Table  IV- 3. 

Source:   Copley  Place  Housing  Impact  Study,  December,  1979 
Economic  Research  Associates. 
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SECTION  C 


Fiscal  Improvement 


gcgg  form  6* 

FISCAL  IMPROVEMENT 


VSalue  of  property  added  to  tax 
rolls  by  proposed  project 

Less:     Reduction  in  assessed 
value  fran  demolition  and 
other  changes 

NET  INCREASE  CF  VALUE  ADDED 
TO  TAX  ROLLS 

Incremental  Tax  Revenue  (line 
a    x    Local  Tax  Rate) 


e. 

Sales  Tax 
—  State 

—  Local 

—  Sprial 

t. 

Incane  Tax 
—  Personal 

—  Corporate 

9- 

Personal  Property  Tax 

h. 

Payments  in  Lieu  of  Taxes 

i. 

Increase  in  Taxes  (d  ♦  e  + 

f  ♦  g  *  h) 

j.  Less:  Reduced  collecticns  in 
categories  e  through  h  due  to 
demolitions,  closings,  etc. 

It.       NET  INCREASE  IN  TAX  COLLECTICNS 
(i-j) 

1.       NET  DCREASE/5000  IN  ODAG 


Dollar**  Increase 
or  (Decrease) 


$305,000,000* 


$305,000,000* 


see   line  h 


$7,704,701 


N/A 


r/a 


$7,020,884 


M./a 


N/A 


$5^8miiiTQp    Castigated? 


$14,7.25,585   +  $5- 


$14,725,585+  $5^8million  estimated 

" payments  in  lieu  of  taxes 


8  million  estimated 


aayaents  in  lieu  of  taxes 


j 


*   Does  not  include  leasehold  costs. 

NOTE:  Tax  dollars  estimated  for  1985,  the  year  after  project 
completion. 
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UDAG  FORM  6 

2.  Return  to  Local  Government 

a.  Increase  in  annual  tax  revenue  to  $     847,517  (sales  taxes 
local  government  to  the  City  from  State) 

+  $5-$8  million  (estimated 
payment-in-lieu-of-  taxes) 

b.  Total  expected  investment  by  local  -  0  - 
government 

c.  "Return"  on  investment  by  local 
government 

3.  Property  Taxes 

"Under  Chapter  652  of  the  Acts  of  1960,   the  BRA  has  the  power  to 
approve  applications  for  the  formation  of  non-profit,  limited  divi- 
dend or  cooperative  entities  under  Massachusetts  General  Laws, 
Chapter  121A.     The  purpose  of  Chapter  121A  is  to  ensure  stable 
taxes  on  a  development,  thereby  encouraging  development  in 
Boston.     Under  121A,  an  eligible  developer's  property  is  exempt 
from  certain  property  taxes  for  a  specified  period  in  exchange  for 
a  binding  tax  agreement  based  primarily  on  effective  gross  income." 
(CEDS  3)     The  121A  agreement  is  usually  for  a  15  year  period  and 
provides  for  a  graduated  tax  payment  during  the  construction 
period.     The  agreement  also  provides  the  City  with  an  all  encompass- 
ing review  process  of  the  project  (design,   transportation,  zoning, 
etc.).     The  project  sponsor  is  considering  a  121A  designation. 

4.  General  Tax  Reductions 

N/A 

NOTE:     TAXES  GENERATED  BY  COPLEY  PLACE  DURING  CONSTRUCTION 

Personal  State  Income  Taxes  $2,280,717 

Sales  and  Use  Tax  on  Materials  $3,868,750 

Total  $6,149,467 
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Methodology  to  Derive  Fiscal  Improvement 

1.       a.       UIDC,   developer,   estimate  of  total  replace  cost,   June,    1980. 

b.  N/A 

c.  Replacement  cost. 

d.  N/A     See  line  h.     Payment  in-Lieu-of  Taxes. 

e.  Sales  Tax  Methodology* 

$7,704,701  Sales  Tax  estimated  by  Boston  Redevelopment 
Authority  Research  Department.     In  includes  the  following: 


$3,967,450         (1) 


5%  Sales  tax  applied  to  $79  million  project 
retail  sales  in  1985.      (Source:     Larry  Smith 
and  Co.,    "Revised  Copley  Place  Retail 
Impact  Analysis" . ) 


$2,188,441         (2)     5.7%  Hotel  room  occupancy  tax  applied  to 
two  hotel  projects: 

(a)  Luxury  hotel,   712  rooms  at  77%  occupied 
and  room  rate  of  $106.30  per  day  (adjusted 
from  1986  to  1985  dollars). 

(b)  Convention  Hotel,   960  rooms  at  75% 
occupied  and  room  rate  of  $87.48  per  day. 
(Source:   UIDC-Developer's  revenue  estimates.) 

$1,548,810         (3)     5%  Sales  tax  applied  to  food  and  beverage 
income  generated  from  hotel  components. 
(Source:     UIDC-  Developer's  revenue 
projections.     Luxury  hotel  sales  adjusted 
from  1986  to  1985  dollars.) 

*     NOTE:     All  tax  revenues  are  in  1985  dollars  (assuming  8%  per 
year  inflation) . 

Methodology  for  Calculating  Massachusetts  Personal  Income 
Tax  of  Permanent  Employees 

Average  Income  of  Permanent  Employees  was  escalated  at  8% 
per  year  (re:     U.S.   Bureau  of  Labor  Statistics  projections)  to 
convert  1979  dollars  into  1985  dollars. 


Income  of  Permanent  Employees 
1985  Dollars 


Number  of 

Employees 

Office 

3,205 

Retail 

1,147 

Hotel 

1,814 

Parking/ 

120 

Maintenance 

1985  Income 
$  29,517 

20,312 

17,614 

16,345 


Massachusetts 
Personal  Income 

Tax 

$  4,445,197 

1,059,753 

1,429,081 

86,853 

$  7,020,884 
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1.  6.13%  of  income  was  deducted  to  allow  for  F.I.C.A. 
deductions . 

2.  $2,000  was  deducted  per  employee  to  allow  for  individual 
exemption . 

3.  Massachusetts  Personal  Income  Tax  was  calculated  at  an 
effective  rate  of  5.375%  of  taxable  income. 

NOTE:     Tax  dollars  represented  in  wages  at  1985  dollars 
assuming  8%  increase  per  year. 

h.       Payment  in-Lieu-  of  Taxes  —  Chapter  121A  of  the  Massachusetts 
General  Laws  substitutes  a  state  excise  for  real  and  personal 
taxes  for  corporations  and  partnerships  which  have  been 
specifically  qualified  as  121A  entities.     Taxes  are  usually 
based  on  a  percentage  of  gross  income  during  a  fifteen  year 
agreement  with  the  BRA.     The  agreement  allows  tax  certainty, 
as  applicants  are  able  to  project  the  level  of  potential  tax 
liabilities.     It  can  be  estimated  that  payments  in  lieu  of  taxes 
will  be  $5-$8  million. 

i.        Increase  in  Taxes.     Sum  of  lines  e,  f,  and  h. 

k.       Net  increase  in  tax  collections.     Same  as  line  i. 

2.  a.       Return  to  Local  Government  --  Increase  in  annual  tax  revenue 

to  local  government  in  the  sum  of  11%  of  line  e.    (State  sales 
tax  portion  returned  to  city)  and  line  h.   (property  tax  -- 
project  sponsor  is  considering  a  121A  designation) . 

3.  N/A 

4.  N/A 

Methodology  to  Derive  Construction  Taxes 

1.  State  Income  Taxes  of  Construction  Workers.     Average  yearly 
salary  $22,000.     Average  monthly  employees  650.     Time  span  of 
present  project  42  months  (3.5  years).     Tax  rate  5.375%  on  taxable 
income  (salary  less  6.13%  F.I.C.A.   less  $2,000  personal  exemption 
per  employee) . 

2.  Sales  and  Use  Tax  on  Materials.     Materials  equals  construction  cost 
less  labor  cost.     Assume  50%  of  materials  purchased  in  Massachusetts 
subject  to  5%  sales  tax. 

Source :       Construction  cost  and  employees  -  UIDC. 
Tax  rate  -  Commonwealth  of  Massachusetts 
Construction  Wages     -  Construction  Industry  estimates 
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SECTION  D 


Impact  on  Minorities  and  Lowjncome  Persons 


IMPACT  ON  THE  SPECIAL  PROBLEMS  OF  LOW-  AND  MODERATE- 
INCOME  PERSONS  AND  MINORITIES 

1.       Demographic  Data* 

As  with  many  other  older  northeastern  cities,  Boston  has 
experienced  significant  population  losses.     Between  1950  and 
1970,   the  city  lost  29%  of  its  white  population  while  the  non- 
white  population  increased  by  only  13%.     The  most  recent 
population  survey  conducted  in  1976  shows  that  of  Boston's 
638,735  residents,   73%  are  white  while  the  remaining  27%  are 
non-white . 

Boston's  housing  stock  has  also  undergone  some  major  changes, 
Since  1970,   18,885  units  have  been  built  or  completely  re- 
habilitated, 3,000  of  these  specifically  for  elderly  housing. 
The  1970  Census  indicates  that  Boston's  housing  stock  is 
dominated  by  older,   two  and  three  unit  structures.     Approxi- 
mately 77%  of  these  units  were  more  than  thirty  years  old 
with  a  good  portion  of  them  being  built  before  the  turn  of  the 
century.     However,   a  1973  survey  shows  that  70%  of  Boston's 
housing  stock  is  in  good  condition. 

In  post  World  War  II,   due  to  the  relocation  of  manufacturing 
firms  to  lower  cost  sites  in  the  suburbs  and  the  southern 
states,  the  City  of  Boston  lost  half  of  its  industrial  base.     A 
total  of  53,000  manufacturing  jobs  left  the  City.     The  City 
has  been  working  to  stabilize  and  reverse  this  trend  and 
between  1976  and  1977  a  gain  of  4,200  manufacturing  jobs  was 
finally  recorded. 

The  service  sector  has  accounted  for  90%  of  the  jobs  created 
in  Boston  since  1960.     This  trend  is  similar  to  that  in  most 
older  cities,  where  there  has  been  a  significant  shift  from 
manufacturing  to  office  uses  as  the  most  important  elements  of 
their  economy.     In  1977,  the  service  sector  accounted  for  64% 
of  Boston's  jobs,  an  increase  of  5%  from  1970. 

The  New  England  region  has  experienced  some  of  the  highest 
unemployment  rates  in  the  nation,   at  times  15-20%  above  the 
national  average.     Boston,  with  its  higher  concentration  of 
economically  disadvantaged  residents,  has  had  an  unemploy- 
ment rate  twice  the  national  average.     However,   the  unemploy- 
ment picture  of  Boston  residents  has  recently  improved  with 
unemployment  dropping  from  a  high  of  12.7%  to  7.2%  (annual 
1978  average). 


*  The  following  information  is  derived  from  the  South  End,   Fenway/ 
Kenmore  and  the  Back  Bay/Beacon  Hill/Bay  Village  District  Profiles 
prepared  by  the  BRA,    1979. 
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The  socio-economic  characteristics  of  the  Copley  Place  project 
area  are  best  portrayed  by  demographic  data  applicable  to  the 
Back  Bay,   South  End,  and  Fenway  communities.     Aggregate 
data  for  these  three  larger  adjacent  communities  do  not  provide 
specific  information  on  two  nearby  geographically  smaller 
neighborhoods  known  as  St.  Botolph  Street  (west  of  the  site) 
or  Bay  Village  (east  of  the  site).     General  socio-economic 
characteristics  of  these  two  smaller  neighborhoods  are  considered 
similar  to  those  of  the  South  End  and  Back  Bay. 

Exhibit  III  D-l  summarizes  U.S.   Census  Bureau  data  on 
population,  housing,  employment,  and  income  for  the  three 
larger  communities .     These  data  are  compared  to  similar 
statistics  for  the  City  of  Boston. 

Back  Bay 

The  population  of  the  Back  Bay  is  predominantly  young  adults 
and  students.     In  recent  years,  there  has  been  an  influx  of 
childless  families,  and  with  the  consolidation  of  many  of  the 
small  schools,  the  college-age  population  has  leveled  off  and 
possibly  even  decreased.     Nonetheless,  over  two-thirds  of  the 
population  is  between  the  ages  of  15  and  35,  versus  34% 
city-wide,  and  the  proportion  of  that  age  group  increased 
from  1960  to  1970.     Although  the  total  population  grew  by  20% 
to  18,267,  the  15-24  age  group  was  the  only  one  to  significantly 
increase  its  relative  percentage  of  the  population  (from  29%  to 
48%).    .Slightly  over  one-fifth  (21%)  of  the  population  is  aged 
65  years  or  older. 

Mobility  in  the  Back  Bay  is  high,  with  only  12%  of  1970  Census 
respondents  having  lived  in  the  same  unit  five  years  or 
longer,  versus  50%  city- wide.     The  student  influence  is  clear, 
with  much  of  the  population  in  group  quarters  or  non-family 
households . 

Housing  in  the  Back  Bay  is  predominantly  a  mix  of  quality 
apartment  buildings,  lodging  houses  and  dormitories.     The 
recent  growth  in  the  conversion  of  apartments  to  condominiums* 
took  place  after  the  1970  Census,  which  shows  owner  occupancy 
at  only  8%.     Over  half  (57%)  of  the  City's  structures  assessed 
as  condominiums  are  in  the  Back  Bay,  typically  in  12-16  unit 
structures,  although  there  are  four  large  developments  at 
180  Beacon  Street  (114  units),  the  Copley  at  Dartmouth  and 
Newbury  (79  units),  330  Beacon  Street  (81  units)  and  the 
Vendome  (137  units). 

Properties  on  street  corners  were  the  first  to  be  converted, 
followed  by  Beacon  Street  (riverside)  and  mid-blocks  on 
Commonwealth  Avenue. 

*  Information  on  condominiums  from  1977  BRA  Research  Department  studies . 
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EXHIBIT   IIID-1 
SUMMARY  OF  POPULATION,   HOUSING,    EMPLOYMENT  AND   INCOME 


South  End 

Back  Bay* 

Fenway** 

Boston 

Population 

1960  Population 

34,956 

15,223 

19,617 

687,960 

1970  Population 

22,775 

18,267 

12,252 

639,803 

1975  Population  (estimate) 

24,688 

19,504 

16,774 

637,986 

1960  %  Black 

39% 

2% 

7% 

9.8% 

1970  %  Black 

32% 

2% 

11% 

16% 

1977  %  Black  (estimate) 

28% 

4% 

19% 

20% 

1960  %  Hispanic 

1% 

NA 

NA 

NA 

1970  %  Hispanic 

7% 

1% 

6% 

3% 

1977  %  Hispanic  (estimate) 

19% 

NA 

NA 

4% 

Housing 

20,849 

7,861 

11,003 

238,816 

1960  Total  Housing  Units 

1970  Total  Housing  Units 

10,885 

7,891 

5,857 

232,400 

%  Change  1960-1970 

-48% 

.3% 

-46% 

-2.8% 

1970  %  Renter  Occupied  Units 

88% 

86% 

88% 

72 . 8% 

Employment  of  Residents 

1,760 

2,952 

3,233 

59,929 

1970  Professional 

%   Change  1960-1970 

+18% 

-19% 

+4% 

+  22% 

1970  Craftsmen/Foremen 

703 

155 

446 

27,157 

%  Change  1960-1970 

-50% 

-53% 

-36% 

-16% 

1970  Clerical/Sales 

2,060 

2,226 

3,843 

86,728 

%  Change  1960-1970 

-1.3% 

-36% 

+14% 

+12% 

1970  Operators 

1,637 

200 

741 

36,615 

%  Change  1960-1970 
1970  Service,  Household,  Laborers 

-55% 

-61% 

-23% 

-29% 

3,255 

848 

2,079 

55,719 

%  Change  1960-1970 

-37% 

-48% 

+10% 

+19% 

'(TOTAL  1970  Employment                : 

9,515 

6,381 

10,342 

288,246 

%  Change  1960-1970 

-44% 

-35% 

-12% 

+8% 

%  Unemployed  1970 

12% 

3% 

13.5% 

4.3% 

income 

1970  Median  Family  Income 

6,122 

19,778 

8,250 

9,133 

1979  Median  Family  Income  (estimate) 

11,741 

24,900 

NA 

17,516 

1970  Families  Below  Poverty 

25% 

13% 

31% 

22% 

Includes  Bay  Village. 

**  Includes  St.  Botolph  St. 

I'A  -  Not  available. 

Source:  U.S.  Bureau  of  the  Census,  196 
1979-1981  Neighborhood  Improve 

0-1970;  South 

End  District  P" 

rof ile  and  Pro' 

Dosed 

ment  Program, 

1979;  Back  Bay 

-Beacon  Hill-B< 

iy 

Village  District  Profile  and  P 

roposed  1979- 

1981  Neighborhoc 

)d  Improvement 

Program,  1979;  Fenway-Kenmore 

District  Prof 

ile  and  Propose( 

1  1979-1981  Ne 

Lgh- 

borhood  Improvement  Program,  1 

979. 
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By  far,  the  majority  of  Back  Bay  residents  continue  to  be 
renters.     It  was  estimated  in  1973  that  28%  of  the  subarea's 
housing  stock  needed  repairs  of  over  $1,000. 

The  employment  and  income  data  in  Exhibit  III  D-l  show  that 
Back  Bay  is  relatively  affluent.     Forty  percent  of  the  work- 
force is  employed  in  professional  jobs  with  another  35%  in 
clerical  and  sales  positions.     Median  family  incomes  are  signifi- 
cantly greater  than  City  of  Boston  median  incomes.     Some  13% 
of  the  area's  families,  however,  earn  less  than  $5,000  per 
year. 

Bay  Village  is  a  small  sub-area  of  the  Back  Bay  and  contains 
a  population  of  only  about  900  persons. 

South  End 

The  neighborhood  just  south  of  Copley  Place,  the  South  End, 
is  an  intricate  mix  of  old  and  new.     New  settlers  are  mixed 
with  long-time  residents;  renovated  and  unrenovated  row- 
houses  are  mixed  with  newly  constructed  housing  develop- 
ments .     A  new  middle-class  population  of  singles  and  young 
families  has  been  attracted  to  the  many  sections  of  the  district 
by  the  prospect  of  urban  reinvestment,  the  convenience  of  an 
in-town  location,   and  the  existence  of  a  large,  relatively 
inexpensive  stock  of  Victorian  rowhouses. 

The  South  End's  1970  population  of  22,775  shows  a  dramatic 
change  from  the  1950  high  of  57,218.     The  1970  population 
drop  reflects  the  early  demolition  phase  of  urban  renewal, 
and  the  conversion  of  high  density  lodging  houses  to  lower 
density  apartments  and  single  family  homes.     The  population 
drop  of  this  area  can  also  be  accounted  for  by  the  abandon- 
ment and  fire  damage  of  severely  deteriorated  buildings  which 
was  prevalent  in  this  time  period. 

The  1978  survey  by  Consensus,  Inc.,  estimates  a  gain  of 
almost  2,500  people  over  1970.     This  reflects  newly  constructed 
units  comprised  of  housing  for  senior  citizens  and  several 
moderate  to  large  subsidized  developments  such  as  IB  A, 
Concord  Housing,   Tenant  Development  Corp.,   Scattered  Site 
Rehab  Program  and  private  renovation  of  boarded  and  fire 
damaged  shells.     This  rise  in  the  South  End's  population 
indicates  the  ever  increasing  popularity  of  residing  in  the 
area  with  its  amenities  and  proximity  to  the  downtown. 

The  South  End  as  a  whole,   comprises  the  most  racially  and 
ethnically  mixed  neighborhood  in  the  City.     Blacks  and  whites 
together  total  approximately  two-thirds  to  three-fourths  of  the 
racial  stock;  the  balance  is  comprised  of  Hispanic  and  Oriental 
residents.     The  1978  Consensus  Survey  suggests  a  steady 
growth  in  the  Hispanic  population,   an  increase  in  the  white 
population  and  a  corresponding  decrease  in  black  and  Oriental 
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residents.     These  statistics  are  projections  only,   subject  to 
normal  statistical  variation  and  the  ever-present  possibility  of 
sampling  bias.     Nevertheless,   they  do  suggest  some  interesting 
trends . 

From  1960  to  1970,  the  total  population  of  the  South  End 
decreased  by  more  than  12,000  residents.     The  percentage  of 
blacks  remained  stable  while  the  percentage  of  whites  de- 
creased by  17%  or  nearly  one-fifth  of  the  entire  white  popula- 
tion.    Private  sector  conversions  of  rooming  houses  to  one, 
two  and  three  family  dwellings  were  concentrated  in  sections 
of  the  South  End  which  were  predominantly  white,   thus 
accounting  for  the  sharp  drop  in  the  percentage  of  white 
residents . 

During  the  1970's,  this  same  process  of  conversion/rehabilita- 
tion has  reached  much  more  deeply  into  sections  inhabited 
predominantly  by  black  residents  and  possibly  accounts  for 
the  recent  drop  in  the  black  population. 

Since  1970,  due  to  the  substantial  number  of  middle-class 
people  (including  minorities)  moving  into  the  South  End,   the 
median  income  has  risen  from  $6,122  to  $11,741,  but  this  is 
still  below  the  City's  median. 

Fenway 

The  Fenway  neighborhood  is  just  west  of  Copley  Place.     The 
Fenway's  population  is  characterized  chiefly  by  its  young  age, 
its  low  incomes  and  its  high  transiency.     Because  the  district 
is  the  site  of  several  educational  institutions,  its  population  is 
dominated  by  persons  in  the  15-24  age  group.     These  groups 
constitute  52%  of  the  area's  residents.     About  15%  of  the 
population  is  elderly.     The  area's  total  population  of  about 
16,774  (1975  estimate)  has  declined  more  than  14%  from  1960, 
double  the  City's  decrease  of  7%. 

The  1970  median  incomes  for  families  and  for  individuals  were 
below  City  figures,   and  31%  of  the  families  in  the  Fenway  earn 
less  than  $5,000  a  year,   compared  with  22%  for  all  of  Boston. 
Transiency  is  another  notable  characteristic:     only  about  26% 
of  the  1970  population  were  in  their  same  housing  unit  five 
years  earlier,  versus  50%  for  the  City. 

The  Fenway  subarea  includes  distinct  residential  areas  (Seven 
Streets,   St.  Botolph  and  St.   Germain  Street).     Commercial 
strips  are  located  along  Massachusetts  and  Huntington  Avenues. 
The  Seven  Streets  neighborhood  is  bounded  by  the  Fens, 
Massachusetts  Avenue,   Huntington  Avenue  and  Forsyth  Street. 
Housing  varies  from  street  to  street  in  both  type  and  condition, 
ranging  from  large  apartment  buildings  in  deteriorated  condition 
to  well-kept  rowhouses.     Notwithstanding  the  obvious  effects 


Note:     Estimates  based  on  statistics  in  1978  Consensus  Survey. 

114 


of  real  estate  speculation,   recent  fires  and  the  intrusion  of 
Northeastern  University  and  related  uses,   Seven  Streets  is 
struggling  to  establish  and  maintain  itself  as  a  stable,   residen- 
tial neighborhood.     In  an  effort  to  see  this  become  a  reality, 
a  special  housing  program  is  being  developed  to  begin  to 
address  the  housing  needs  in  the  Fenway.     This  program  will 
allow  low  interest  reduction  grants  to  property  owners  with 
complexes  of  five  or  more  units.     It  will  be  complemented  by 
an  Exterior  Code  Enforcement  Program  which  will  attempt  to 
clean  up  existing  streets  and  alleyways. 

The  St.  Botolph  neighborhood,   situated  between  Huntington 
Avenue  and  the  railroad  tracks,  has  gone  through  a  period  of 
deterioration  and  has  been  revitalized  through  extensive 
private  rehabilitation.     This  area  has  once  again  become  a 
desirable,   stable  neighborhood  of  mid-rise  rowhouses  and 
apartment  buildings.     In  the  wake  of  this  revitalization , 
condominium  conversion  is  beginning. 

The  St.   Germain  Street  area  is  literally  in  the  shadow  of  the 
Christian  Science  Church  and  Prudential  complexes,  across 
Massachusetts  Avenue  from  the  Seven  Streets  neighborhoods. 
This  area  has  less  of  a  "neighborhood"  feeling  than  Seven 
Streets  and  St.  Botolph  because  of  the  heavy  mixture  of 
institutional  uses  with  residences.     However,  with  the  recent 
rehabilitation  of  St.   Germain  Street,  this  is  beginning  to 
change.     Further  improvements  have  also  begun  on  Belvidere 
Street  and  are  scheduled  for  Clearway  Street.     The  continua- 
tion of  these  public  and  private  efforts  is  helping  to  promote 
a  new  sense  of  neighborhood  in  this  area. 

The  entire  Fenway  subarea,  with  the  exception  of  the  St.   Botolph 
neighborhood,  falls  within  the  boundaries  of  the  Fenway 
Urban  Renewal  Project.     With  the  growth  of  area  colleges,  the 
Fenway  has  acquired  a  great  proportion  (52%)  of  persons  aged 
15-24.     The  combination  of  students  and  urban  renewal  activity 
has  squeezed  many  former  older,  low  income  residents  out  of 
the  rental  market.     Accommodations  for  such  persons  are 
being  provided  in  the  new  Symphony  Plaza  housing  underway 
at  the  corner  of  Massachusetts  and  Huntington  Avenues. 
There  are  few  families  in  the  area.     Almost  30%  of  the  population 
lives  in  group  quarters,  and  over  three-fourths  of  the  area's 
households  are  comprised  of  one  person  or  unrelated  individuals. 
Viewed  in  relation  to  the  City  and  the  district  as  a  whole, 
incomes  in  the  Fenway  are  low  and  transiency  is  high. 

2.       Participation  of  Minorities 

Goals  provided  for  in  the  Air  Rights  Lease  for  hiring  the 
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estimated  6,286  new  permanent  employees  in  Copley  Place  are 
as  follows: 

30%  minorities 

17.2%  Impact  Area  residents 

50%  women 

50%  City  of  Boston  residents 

Good  faith  efforts  to  ensure  appropriate  job  opportunities 

for  handicapped  persons 

In  addition,  as  provided  for  in  the  Air  Rights  Lease,  at  least 
20%  of  the  contractors'  man-hours  on  the  site  are  to  be  filled 
by  members  of  minority  groups  and  good  faith  efforts  are  to 
be  made  to  exceed  this  minimum  percentage.     Similarly,   bidders 
for  subcontracts  providing  supplies  or  services  are  to  obtain 
at  least  5%  of  the  contract  price  of  their  bid  from  minority 
business  enterprises.     Approximately  650  jobs  per  year  will  be 
created  during  the  three  and  one  half  years  of  construction 
work. 

Enforcement  of  these  provisions  is  to  be  coordinated  through 
a  Compliance  Officer  hired  by  the  Massachusetts  Turnpike 
Authority  who  shall  make  his  work  available  to  the  members  of 
a  Liaison  Committee.     The  Liaison  Committee  will  be  made  up 
of  representatives  of  government  entities  and  community 
groups.     The  Compliance  Officer  will  have  full  access  to 
whatever  books  or  records  of  the  developer,  general  contractor 
or  subcontractors  which  might  be  necessary  to  monitor  the 
affirmative  action  process . 


EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PROVISIONS   ARE.  CURRENTLY 
UNDER  NEGOTIATION-      THESE.  PROVISONS  WILL  BE  INCLUDED   IN. 
THE  FINAL  DOCUMENT: 


Another  aspect  of  equal  opportunity  within  Copley  Place  is 
the  development  of  community  retailing.     Fifty  percent  of  the 
15,000-20,000  square  foot  community  retail  area  will  be  reserved 
for  CDC's  and  minority  business  enterprises  at  below  market 
rents . 
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3.       Residential  Neighborhood  Impact  Statement 

One  of  the  primary  benefits  of  the  project  is  the  increase  of 
employment  opportunities  for  Boston  residents,   women,   minorities 
and  in  particular  residents  of  the  Impact  Area.     The  project 
will  provide  approximately  650  construction  jobs  per  year  for 
three  and  one  half  years  and  6,286  new  permanent  jobs  in 
hotel,  retail,  office  and  parking  garage  employment.     The 
creation  of  such  a  large  number  of  jobs  will  provide  employment 
opportunities  for  many  area  residents.     Many  of  these  jobs 
will  be  targeted  to  minorities  and  women  who  currently  reside 
in  the  impact  area  defined  in  the  MTA  lease  as  the  South 
End,   St.   Botolph,   Back  Bay,   Fenway,   Lower  Roxbury,   Bay 
Village,   Chinatown  and  South  Cove.     The  Air  Rights  Lease 
between  UIDC  and  the  Massachusetts  Turnpike  Authority 
provides  for  certain  employment  and  community  economic 
development  benefits.     UIDC  will  work  with  public  and  com- 
munity agencies  to  pursue  these  permanent  employment  goals: 

30%  minorities 

17.2%  Impact  Area  residents 

50%  women 

50%  City  of  Boston  residents 

Good  faith  efforts  to  ensure  appropriate  job  opportunities 

for  handicapped  persons 


EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PROVISIONS   ARE   CURRENTLY 
UNDER  NEGOTIATION.      THESE  PROVISONS  WILL  BE   INCLUDED  IN 
THE  FINAL  DOCUMENT. 


Copley  Place  will  provide  15,000-20,000  square  feet  of  retail 
space  for  community  oriented  businesses  with  50%  of  that 
amount  set  aside  for  CDC's  and  minority  businesses  at  below 
market  rents.     The  South  End  and  Fenway  neighborhoods 
have  several  CDC's  and  many  minority  businesses  which  may 
wish  to  locate  in  Copley  Place. 


EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PROVISIONS  ARE   CURRENTLY 
UNDER  NEGOTIATION.      THESE  PROVISONS  WILL  BE   INCLUDED  IN 
THE  FINAL   DOCUMENT. 


4a.      Relocation  Impact.     N/A 
5a.     UDAG  Form  8 
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UDAG  FORM  8 
PROVISION  OF  HOUSING 


Low  and  Moderate 

Middle  Inocme 

Ctocer  Incane    I    TOTAL 

timber 

Percent 
of  Total 

,  timber 

Percent 
of  Total 

Number 

Percent 
of  Total 

NO. 

% 

a.  timber  New  Chits 

to  be  Constructed 

25- 
38 

25% 

75- 
'    112 

75% 

same 

same 

100 
150 

100 

b.  timber  Chits  to  be 
Rehabilitated 

c.  TOTAL  Chits  (Sim 
of  a  and  b  above) 

25- 
38 

25% 

75- 
112 

75% 

same 

same 

100 
150 

100 

1.  Indicate  the  basis  for  the  above  calculations.     Indicate  the  annual  rental  prices 
and  sales  prices  for  units  in  each  inccme  category. 

Distribution  of   units   determined  by  Lease  Agreement 
between  UIDC   and  Massachusetts   Turnpike  Authority. 

Range :       $50  0-825/month  * 

'  $6,000-9,900/year 

2.  If  units  are  to  be  rehabilitated,  indicate  the  incane  category  of  residents 
prior  to  rehabilitation  and  the  number  of  vacant  or  abandoned  units.     Indicate 
the  expected  incane  level  of  occupants  of  the  rehabilitated  units. 

N.A. 


*  As  to  those  tenants  qualified  for  Section  8  Assistance, 
tenant  rent  would  be  a  portion  of  their  income  in 
accordance  with  Section  8  program  requirements. 
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5b.     Housing  Impacts 

Based  on  the  Economic  Research  Associates  study*,   the  impact  of 
Copley  Place  upon  residential  rents  and  property  values  within  the 
study  area  is  expected  to  be  modest.     This  is  because  the  Copley 
Place  housing  demand  is  relatively  small  compared  to  the  total 
average  annual  demand,  and  also  because  the  overall  demand 
represents  a  very  small  percentage  of  the  stock  of  housing  within 
the  impact  area.     ERA  estimates  the  total  future  average  annual 
demand  for  additional  housing  units  to  be  4%-6%,   11%- 15%  of  which 
can  be  attributed  to  Copley  Place.     Further,   the  area  has  matured 
greatly  since  the  Prudential  Center  was  constructed  and  is  unlikely 
to  realize  any  significant  induced  impact  from  the  Copley  Place 
project.     In  addition,  the  demand  element  within  the  study  area 
will  be  regulated  to  a  large  extent  by  the  existing  high  housing 
prices  within  the  area.     Finally,   the  price  of  housing  is  a  function 
of  a  great  many  variables. 

Economics  Research  Associates  calculated  direct  demand  for  housing 
for  Copley  Place  based  on  types  of  employees,  estimated  income 
levels,   ability  to  afford  the  prevailing  rents  and  prices  in  the  area 
surrounding  the  site,  and  surveys  of  the  home  location  of  employees 
of  other  new  developments  in  Back  Bay  including  the  Hancock 
Building,  the  Prudential  Center,  and  the  Christian  Science  Center. 

The  net  potential  demand  is  derived  by  subtracting  the  number  of 
future  Copley  Place  employees  already  residing  in  the  study  area. 
Based  on  goals  established  under  the  Massachusetts  Turnpike 
Authority  lease  and  the  Mayor's  Executive  Order,  ERA  estimates  a 
total  net  housing  demand  in  the  study  area  of  980  units. 

Assuming  that  the  direct  demand  for  housing  is  distributed  over  a 
five-year  period,  the  average  annual  demand  is  expected  to  be 
about  200  units  per  year,  or  11%- 15%  of  the  annual  total  housing 
demand  predicted  by  Economic  Research  Associates  for  the  study 
area. 

Induced  demand  occurs  most  frequently  when  dramatic  changes  in 
a  real  estate  profile  are  generated  or  anticipated  by  the  development 
of  a  new  project.     For  example,  the  Prudential  Center  had  an 
induced  impact  on  property  values  in  the  South  End.     ERA  feels, 
however,  that  the  study  area  surrounding  the  Copley  site  is  no 
longer  vulnerable  to  major  inducement  influences  such  as  existed  at 
the  time  of  the  Prudential  Center  and  early  urban  renewal.     Then- 
study  notes  that  later  developments,   like  the  John  Hancock  Building, 
had  no  appreciable  effect  on  property  values.     Consequently,   ERA 
concludes  that  the  current  and  projected  housing  market  conditions 
within  the  study  area  are  no  longer  speculative. 


*     Copley  Place  Housing  Impact  Study,   ERA,   December  1979. 
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The  City  is  already  taking  steps,  in  the  context  of  an  overall 
housing  policy,  which  will  meet  the  demand  for  housing  in  the 
study  area  generated  by  the  Copley  Place  project.     Current  City 
housing  policy  includes  using  Federal,   State  and  local  resources  to 
stimulate  private  investment  to  provide  additional  rental  and  owner- 
ship opportunities  for  persons  of  all  income  levels.     Consistent 
with  this  policy,  there  are  a  number  of  housing  proposals  in  the 
planning  stages  and  underway  in  and  adjacent  to  the  study  area. 
These  represent  current  efforts,  while  additional  initiatives  may  be 
proposed  in  the  coming  years,  before  completion  of  Copley  Place. 
These  programs  will  help  mitigate  the  modest  impact  of  the  direct 
demand  projected  in  the  study  area.     There  are  planned  and 
underway  approximately  700  units  of  market- rate  housing  in  the 
impact  area.     There  are  a  number  of  other  market- rate  proposals 
for  approximately  1,000  units  of  in-town  housing  which  may  disperse 
demand  from  the  study  area. 

In  addition,  approximately  1,800  new  market-rate  housing  units  will 
be  created  in  the  downtown  through  activity  such  as  recycling 
dormitories  and  buildings  previously  used  by  institutions.     Approxi- 
mately 1.6  million  square  feet  of  chronically  vacant  commercial 
space  may  be  recycled  for  housing  (up  to  2,000  units)  in  the 
1980's. 

By  increasing  the  supply  of  middle  and  upper  income  housing 
through  new  construction  and  conversion  of  non- residential  properties, 
demand  for  existing  housing  is  reduced.     Pressures  on  moderate 
income  housing  are  lessened. 

There  are  initiatives  in  planning  or  underway  for  over  1,000  units 
of  subsidized  housing  in  the  study  area.     In  addition,  two  community 
development  programs  are  operating  in  the  Fenway  to  lower  the 
costs  of  acquisition  and  renovation  of  multi-unit  structures.     The 
Land  Trust  has  been  granted  funds  to  subsidize  acquisition  and 
rehabilitation  costs  for  buildings.     The  Office  of  Housing  offers  a 
low-interest,  Federally  guaranteed  loan  for  in vestor /owners ,   to 
subsidize  rehabilitation  and  thereby  upgrade  the  housing  stock 
while  minimizing  rent  increases. 

The  Boston  Redevelopment  Authority  has  advertised  for  develop- 
ment of  the  balance  of  its  residential  buildings  in  the  South  End. 
This  activity  will  increase  further  the  supply  of  housing  in  the 
study  area.     In  addition  to  these,  on  Parcels  11a  and  lib  (Tent 
City)  the  BRA  is  currently  attempting  to  develop  270  units  of 
mixed  income  housing. 
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A  list  of  these  subsidized  projects  is  as  follows: 
PROPOSED  SUBSIDIZED  UNITS  WITHIN  THE  IMPACT  NEIGHBORHOODS 


Project 

Bradford  Towers  I 
Bradford  Towers  II 
Hemenway  Apartments 

35-38  Peterborough  Street 

Vivien  das  La  Victoria 

St.  Botolph  Terrace 

66  The  Fenway 

Symphony  Area  Renn.   Inc. 

Frankie  O'Day  Block 

T.D.C. 

South  End  Scattered  Site 

Copley  Place 

Shawmut  Development 

Tent  City 

Westland  Avenue  Assoc. 


Units 


Iipe 


142 

Section  8  Elderly 

87 

Section  8  Elderly 

123 

Section  8  Elderly 

60 

Section  8  Family 

42 

Section  8  Elderly 

207 

Section  8  Family 

52 

Section  8  Family 

32 

Section  8  Family 

20 

Moderate  Income  Family /Elderly 

30+ 

Moderate  Income  Family 

100 

Moderate  Income  Family 

115 

Moderate  Income  Family 

25-37 

Section  8 

40 

Section  8  Elderly 

202 

107 

Section  8/Moderate,  Family/ 

Elderly 
1,384  /  1,396  Units 


The  City's  new  condominium  policy  provides  protection  for  tenants 
of  properties  offering  conversion  potential.     The  City  Council 
passed  an  ordinance  in  December,   1979,  to  protect  tenants  from 
evictions  for  condominium  conversion.     Tenants  will  be  given  a  full 
year's  notice  and  first  option  to  buy  their  unit  as  a  condominium. 
Low-income  elderly  and  handicapped  persons  will  be  given  two 
years'  notice  and  first  right  to  purchase  their  unit.     All  apartments, 
whether  rent  controlled  or  decontrolled,  fall  within  the  scope  of 
the  ordinance. 

City  housing  policy  also  stresses  the  need  to  stabilize  the  existing 
inventory  of  low  and  moderate-income  housing.     To  the  extent  that 
underutilized  public  housing  in  the  City,   and,   in  particular,   in  the 
impact  area,   can  be  made  more  attractive,   pressures  on  the  existing 
stock  can  be  diminished  further. 

The  largest  impact  upon  the  housing  market  as  a  result  of 
Copley  Place  is  expected  to  occur  outside  of  the  study  area  in 
neighborhoods  where  the  prevailing  rent  structure  is  more  com- 
mensurate with  the  salaries  of  the  projects'  employees.     This 
impact  upon  the  housing  stock  will  be  diffused  throughout  the 
City,   particularly  in  areas  along  existing  MBTA  routes  and  it  is 
unlikely  that  the  development  of  Copley  Place  would  cause  a  dis- 
proportionate negative  impact  on  any  one  particular  neighborhood. 


NOTE:     This  is  based  on  the  Copley  Place  Draft  EIR/EIS. 
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SECTION  E 
Employment  Plan 


THE  EMPLOYMENT  PLAN  IS  CURRENTLY  UNDER  NEGOTIATION  AND 
WILL  BE  INCLUDED  IN  THE  FINAL  DOCUMENT. 
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1   SECTION  F 
Record  of  Applicant 


F.       RECORD  OF  APPLICANT 

Reference  Source:     Community  Development  Block  Grant 

Grantee  Performance  Report  (March  26,    1979) 


Refer  to: 


Form  HUD-4070  Progress  on  Planned  Activities 


NO. 


DESCRIPTION 


PAGE 


4  Clearance  of  abandoned,  unsafe,  and  dangerous  buildings          3 

16-18  Acquisition  of  Real  Property  9 

25  Parks  13 

26  Lights  -  Residential  13 

28  Tree  Planting  15 

29  Street  Reconstruction  16 

30  Sidewalks  17 
119  Clearance  of  unsafe,  abandoned  buildings  37 
124  Business  District  Site  Improvements  47 

133  Lighting  52 

134  Tree  Planting  53 

136  Sidewalk/Highway  Reconstruction  55 

137  Street  Resurfacing  56 
137  Parks  and  Playgrounds  56 
201  Clearance  of  unsafe,  abandoned  buildings  71 
206  Business  District  Amenities,  Site  Improvements  78 

209  Lighting  80 

210  Sidewalk  Reconstruction  81 

211  Street  Reconstruction  81 

212  Tree  Planting  82 
216  Parks  and  Playgrounds  83 
240  Demolition/Boarding  100 


Also  see  Quarterly  Reports  filed  for  the  quarter  ending  March  31,   1980 
for  the  following  Action  Grant  Projects: 


B-78-AA-25-0006 
B-78-AA-25-0005 
B-78-AA-25-0004 
B-80-AA-25-0027 


Charlestown  Navy  Yard 
Lafayette  Place 
Blue  Hill  Avenue 
Crosstown  Industrial  Park 
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RVRT  IV 

Project  Approval 
Information 


SECTION  A 


Technical  Requirements 


IV.  PROJECT  APPROVAL  INFORMATION 

A.      Technical  Requirements 

Item  1 

Does  this  assistance  request  require  state,  local,  regional  or  other 
priority  rating? 

No 

Item  2 

Does  this  assistance  request  require  federal,  state,  or  local  advisory, 
historic  preservation,  educational  or  health  clearance? 

Yes,  Massachusetts  Historical  Commission  (State  Historic  Preservation 
Office) 

Item  3 

Does  this  assistance  request  require  clearinghouse  review  in  accordance 
with  OMB  Circular  A- 95? 

Yes,  Massachusetts  Area  Planning  Council,   State  Department  of 
Communities  &  Development. 

Item  4 

Does  this  assistance  request  require  state,  local,   regional  or  other 
planning  approval? 

No 

Item  5a 

Is  the  proposed  project  covered  by  an  approved  comprehensive 
plan? 

Yes,  Boston's  Comprehensive  Economic  Development  Strategy  (CEDS). 
Item  5b 

Does  the  applicant  have  a  locally  approved  Community  Development 
(CD)  plan  and  Housing  Assistance  Plan  (HAP)? 

Yes,   approval  date:     September  1,   1979. 

Item  6 

Will  the  assistance  requested  serve  a  federal  installation? 

No 
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Item  7 

Will  the  assistance  requested  result  in  improvements  on  federal 
land  or  to  a  federal  installation? 

No 

Item  8a 

Will  the  application  require  an  Environmental  Impact  Statement 
(EIS)? 

Yes 

Item  8b 

On  what  date  was  the  level  of  clearance  finding  made? 

July  2,   1979 

Item  9 

Will  the  assistance  requested  cause  the  displacement  of  individuals, 
families,  businesses,  or  farms? 

No 

Item  10 

Has  other  related  governmental  assistance  on  this  project  been 
approved  or  applied  for?    Will  any  other  be  applied  for? 

Yes 

Item  11 

Is  the  project  in  a  designated  flood  hazard  area? 

No 

Item  12 

Will  the  proposed  project  result  in  the  relocation  of  industrial  or 
commercial  facilities  from  one  metropolitan  or  non-metropolitan  area 
to  another? 

No 

Item  13 

Does  the  proposed  project  involve  the  jurisdiction  of  more  than  one 
municipality? 

No 
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SECTION  B 


Citizen  Participation. Civil  Rights,Equal  Employment  and  Housing  Opportunity 


CITIZEN  PARTICIPATION,   CIVIL  RIGHTS,   EQUAL  EMPLOYMENT 
AND  HOUSING  OPPORTUNITY 

Item  la 

Is  there  a  written  Citizen  Participation  Plan  describing  the  process 
for  citizens  to  take  part  in  the  development  of  the  application  as 
required  in  24  CFR  Part  570. 456(c) (i)( A)  of  the  Regulations? 

Yes 

Item  lb 

Did  actual  citizen  participation  in  the  development  of  the  applica- 
tion equal  or  exceed  that  expected  in  the  Citizens  Participation 
Plan  or  the  requirements  as  stated  in  the  Regulations? 

Yes,  see  Exhibit  IV  B.l 

Item  2 

If  the  project  is  residential  or  "neighborhood"  in  nature,  are 
neighborhood  groups  or  community  organizations  involved  in  de- 
veloping the  application  or  in  carrying  out  a  component  of  the 
project? 

Yes,   see  Exhibit  IV  B.l 

Item  3 

Does  the  applicant  have  any  unresolved  issues  arising  from  civil 
rights  compliance  reviews,  citizen  participation  allegations,  lawsuits 
or  other  allegations  against  the  proposed  or  any  other  federally 
assisted  project  (or  funding)  administered  by  the  applicant? 

Yes,   see  Exhibit  IV  B. 2 

Item  4 

Is  the  applicant  under  investigation  by  any  federal  office  enforcing 
equal  opportunity  laws  and  regulations? 

No,   see  Exhibit  IV  B. 3 

Item  5 

Has  the  applicant  submitted  Form  EEO-4  or  comparable  data  to  the 
HUD  Area  Office  as  of  the  preceding  July  31  as  a  certification  of 
continuing  eligibility? 

The  City  of  Boston  as  part  of  its  compliance  with  the  conditions  of 
the  Community  Development  Block  Grant  conditions  for  Year  IV, 
has  supplied  the  HUD  Area  Office  with  comparable  data  on  a  monthly 
basis . 
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EXHIBIT  IV  B 


1.       The  following  is  an  excerpt  from  the  1978  Copley  Place  Environmental 
Impact  Report  (EIR),  which  is  being  updated  for  the  current 
proposal: 

Community  Review  Committee 

"In  the  winter  of  1977,  Urban  Investment  and  Development  Co. 
(UIDC),  the  Copley  Place  proponent,  expressed  to  the  State 
its  interest  in  developing  the  air  rights  on  the  site. 

In  response,  the  State  decided  that  instead  of  requesting 
competitive  proposals  for  development  of  the  site,  resulting  in 
a  costly,  time-consuming  "bidding"  process  and  in  view  of  the 
past  failure  of  other  developers  to  create  feasible  plans,  the 
State  would  work  directly  with  a  single  developer  (UIDC) 
from  the  beginning.     The  State  could  thus  enhance  community 
acceptability  of  the  project  plans  by  subjecting  the  development 
to  an  iterative  planning  process  involving  the  many  active 
organisations  representing  Back  Bay/South  End  interests, 
such  as  neighborhood  associations,  advocacy  groups  and 
governmental  agencies.     The  State  and  UIDC  agreed,   therefore, 
to  allow  these  concerned  groups  to  participate  actively  in  the 
planning  review  process  in  order  to  maximize  community 
benefits  from  the  final  proposal  and  to  shorten  the  period  of 
planning  time  that  could  result  from  an  adverserial  relationship 
between  the  community  and  the  developer.     Some  of  these 
groups  are  listed  under  the  "Participants"  section  of  the 
CRC's  Final  Recommendations. . . 

In  April  1977,  a  6-month  Memorandum  of  Understanding  was 
signed  by  UIDC  and  the  Massachusetts  Turnpike  Authority 
concerning  the  land  and  air  rights  to  the  site.     Both  parties 
then  began  studying  the  engineering  and  financial  feasibility 
of  the  project. 

In  May  1977,   the  Office  of  State  Planning  organized  the 
Copley  Square  Citizen  Review  Committee  (CRC)  to  identify 
design,   environmental  and  other  community  concerns  and  to 
develop  guideline  recommendations  for  the  project  plans.     One 
month  later,  in  June  1977,  the  CRC  issued  an  Interim  Report 
setting  forth  the  issues  to  be  addressed  during  its  review 
process.     During  the  summer  of  1977,   the  CRC  divided  its 
review  into  workshops  to  consider  important  aspects  of  the 
project  planning,  including  physical  design,  land  use,  jobs, 
pedestrian  circulation,   traffic,  housing,  wind  and  shadows 
and  economic  impact.     The  results  of  these  workshops  were 
summarized  in  the  Final  Recommendations  of  September  22, 
1977,   comprising  the  CRC's  Guidelines  for  the  entire 
development. . . 
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While  UIDC  had  started  with  the  general  concept  of  a  retail-office- 
hotel  complex,  resulting  plans  blend  community  requirements 
and  UIDC's  feasibility  studies,  based  on  a  series  of  "test 
plans"  proposed  both  by  UIDC  and  community  representatives. 
Alternative  designs  and  programmatic  objectives  were  considered, 
discussed  in  CRC  workshops  and  open  meetings  and  either 
adopted  or  rejected  before  an  interim  plan  was  devised  in 
August  and  September,   1977. 

After  receiving  the  CRC's  Final  Recommendations,  UIDC 
re-examined  its  plans  to  produce  a  workable  design  conforming 
to  the  CRC  Guidelines.     In  December,   1977,  the  original 
Memorandum  of  Understanding  between  the  Turnpike  and 
UIDC  was  extended  until  December  15,   1978;  futhermore, 
UIDC  and  the  State  agreed  on  three  additional  modifications  to 
the  CRC  recommendations.     These  are  as  follows: 

a.  Housing.     UIDC  agreed  to  include  as  part  of  the  project 
at  least  100  units  of  elderly  or  mixed-income  housing  to 
be  built  on  Harcourt  Street  adjacent  to  the  proposed 
office  building; 

b.  Parcel  "C".     UIDC  agreed  to  develop  plans  to  cover  the 
entire  site,  including  the  so-called  "Parcel  C"  on  Dartmouth 
Street;  and 

c.  Access .     UIDC  agreed  to  examine  alternative  vehicular 
access  plans  using  Huntington  Avenue  at  Exeter  Street 
and  to  provide  more  attractive  pedestrian  walkways  into 
and  around  the  project. 

During  a  series  of  work  sessions  with  State  and  UIDC  officials 
during  early  1978,  many  additional  alternative  plans  were 
considered  and  analyzed  in  light  of  economic  feasibility  and 
conformity  with  the  CRC's  Final  Recommendations. 

By  June  1978,   UIDC  and  its  master  plan  architects,   the 
Architects  Collaborative  Inc . ,  had  prepared  new  preliminary 
designs  which  they  belived  financially  feasible  and  in  con- 
formance with  the  CRC's  Guidelines.     Accordingly,   on  June  27, 
the  CRC  reconvened  to  study  this  latest  proposal.     In  a 
series  of  weekly  workshops  through  July  and  August,   the 
CRC  evaluated  design,   environmental,   economic,   housing  and 
social  aspects  of  the  latest  plan.     The  last  in  this  series  of 
CRC  meetings  was  held  on  August  10,    1978.     It  focused  on 
the  remaining  unresolved  issues,  which  are  included  in  the 
Summary  of  Workshops ..." 

In  October  and  November  of  1978,  additional  workshops  addressed 
the  project's  Environmental  Impact  Report.     In  order  to  explore 
the  CRC's  concern  that  "maximum  economic  benefits— including  jobs 
and  business  opportunities— be  available  to  the  surrounding  com- 
munities",  a  Task  Force  on  Community  Economic  Development  was 
established.     The  Task  Force  explored  jobs  and  business  oppor- 
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tunities  that  would  result  directly  from  the  Copley  Place  develop- 
ment, and  also  recommended  ways  to  direct  those  economic  benefits 
to  the  community.     The  recommendations  of  the  Task  Force  were 
published  and  endorsed  by  the  CRC. 

The  1978  EIR  did  not  include  an  economic  impact  analysis  for 
Copley  Place.     Subsequently,  the  Boston  Redevelopment  Authority, 
as  the  City's  planning  agency  responsible  for  the  careful  monitoring 
and  execution  of  development  proposals  within  the  City,  contracted 
with  private  consultants  to  do  a  housing  impact  study  and  a  retail 
impact  study  for  Copley  Place.     These  were  then  presented  to  the 
CRC  for  review. 

In  the  final  months  of  the  year,  UIDC,  the  Turnpike  Authority 
and  the  Office  of  State  Planning  worked  to  incorporate  many  com- 
munity recommendations  into  a  final  air  rights  lease  which  would 
permit  development  on  the  site.     The  40-year  Lease  Agreement, 
renewable  to  99  years,  was  signed  in  the  end  of  December,  and 
included  these  additional  community  benefits: 

1.  Revision  of  project  design  to  facilitate  transit  and  pedestrian 
connections,  building  locations,  and  heights  sensitive  to 
surrounding  uses. 

2.  Provision  for  a  minimum  of  100  units  of  housing  with  at  least 
25%  for  low  income  households . 

3.  Provisions  for  15,000-20,000  square  feet  of  community  oriented 
retail  space  with  50%  reserved  for  CDC's  and  minority  business 
enterprises  at  below-market  rents. 

4.  Provision  for  active  frontage  of  portions  of  the  project  abutting 
public  streets. 

5.  Affirmative  Action  in  construction  employment  requiring  20% 
minority  employment. 

6.  Hiring  goals  for  permanent  employees  of  50%  Boston  residents, 
50%  women,   30%  minorities,   17.2%  for  surrounding  neighborhoods, 
and  good  faith  efforts  to  employ  handicapped  persons. 

7.  Goals  for  minority  business  contractors  and  suppliers  of  not 
less  than  5%  of  the  total  construction  contracts;   and 

8.  Provisions  for  a  Design  Review  Subcommittee  review  of  plans 
and  specifications  in  a  continuous  advisory  process  with  the 
Turnpike  Authority. 

While  the  Boston  Redevelopment  Authority  had  been  involved  in  the 
CRC  process  during  the  period  prior  to  the  lease  signing,   its  level 
of  involvement  greatly  increased  in  all  aspects  of  the  project  after 
that  event  as  the  project  moved  on  a  serious  development  path. 
At  the  same  time,   the  Office  of  State  Planning  which  had  formerly 
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organized  the  CRC  was  restructured  and  no  longer  assumed  a  lead 
role  in  the  project.  The  CRC  continuned  to  be  the  legal  respons- 
ibility of  the  Massachusetts  Turnpike  Authority  as  provided  for  in 
the  air  rights  lease. 

The  BRA  and  the  MTA  determined  that  because  each  agency  had  to 
consult  with  the  many  interested  citizens  groups  involved,   that 
they  should  do  so  together.     The  CRC  was  thereby  reinforced  as 
the  main  public  forum  for  comprehensive  citizen  participation. 
Meetings,   workshops  and  notices  were  then  to  be  the  joint  effort 
of  the  BRA  and  MTA.     To  facilitate  this  effort,   the  agencies 
formed  a  CRC  Steering  Committee  chaired  by  the  Chairman  of  the 
CRC  with  representatives  from  the  BRA,  MTA  and  CRC;   the  CRC 
representative  assuring  additional  citizen  participation  and  repre- 
sentation at  all  levels  of  the  process.     The  Committee  is  responsible 
for  coordinating  CRC  meetings,   establishing  agenda  and  distributing 
materials  to  the  CRC. 

When  the  Lease  Agreement  was  signed  in  December,  1978,  Copley 
Place  plans  included  one  hotel,  one  office  tower,  and  two  or  three 
department  stores.  UIDC  was  unable  to  complete  agreements  with 
major  department  store  tenants  within  the  time  schedule  originally 
planned.  During  the  Spring  of  1979,  the  developer  modified  the 
original  program,  reducing  the  retail  and  increasing  the  hotel  and 
office  components  of  the  project. 

Due  to  the  change  in  the  development  program,  a  new  series  of 
CRC  meetings  were  planned.     The  results  of  the  re-study  were 
introduced  to  a  new  series  of  CRC  meetings.     The  CRC  resumed 
its  assessment  of  the  modified  development  program,  plans  and 
impacts.     A  total  of  15  CRC  meetings  were  held  from  February 
1979  through  March  of  1980.      (A  schedule  of  meetings  is  provided 
for  reference . ) 

As  a  result  of  the  CRC  meetings,  several  traffic  assumptions  were 
modified  and  the  geographical  area  of  study  was  enlarged. 

In  1978,   a  Housing  Impact  Study  and  a  Retail  Impact  Study  had 
been  commissioned  by  the  BRA  and  undertaken  by  consultants  to 
complement  the  EIR  which  did  not  include  those  specific  areas. 
After  the  proposed  development  program  changed  in  1979,   the 
respective  consultants  were  rehired  by  the  BRA  to  undertake  new 
studies.     The  draft  scope  of  services  was  distributed  to  the  CRC 
for  their  review  and  comment  before  being  finalized.     In  advance 
of  the  public  discussion,   the  Housing  Impact  Study  was  distributed 
as  a  draft  so  that  the  CRC  could  have  additional  review  and  input 
into  the  document  prior  to  the  finalization  of  the  report.     The 
Retail  Impact  Study  was  also  available  in  advance  of  the  consultant's 
presentation  to  the  CRC  and  was  subsequently  significantly  expanded 
to  consider  CRC  concerns. 

The  request  for  an  Urban  Development  Action  Grant  (UDAG) 
required  preparation  of  an  Environmental  Impact  Statement  (EIS)  in 
addition  to  the  State-required  Environmental  Impact  Report  (EIR). 
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A  new  draft  EIR/EIS  combining  the  requirements  of  both  the  EIS 
and  EIR  was  undertaken  by  the  developer's  consultant  under  the 
supervision  of  the  BRA.     Several  studies  which  support  the  EIS 
were  reviewed  by  the  BRA  and  made  available  to  the  public.     The 
Draft  EIR/EIS  was  available  to  the  public  in  mid-February,   1980, 
followed  by  a  CRC  meeting  in  early  March  and  a  public  hearing 
two  weeks  later. 

As  Copley  Place  moves  toward  construction,   the  Design  Review 
Subcommittee  will  continue  to  meet  with  the  developer  and  its 
architects  to  review  detailed  project  drawings  and  to  comment  on 
architectural  issues  such  as  choice  of  exterior  materials,  land- 
scaping,  setbacks  and  other  design  areas. 

In  summary,   the  Citizen  Review  Process  for  Copley  Place  evidences 
an  open  decision-making  process.     It  reflects  the  desire  of  City 
and  State  governments  and  an  interested  developer  to  work  coopera- 
tively on  a  difficult  site  while  ensuring  full  and  active  participation 
by  public  agencies,   community  groups,   and  all  interested  citizens. 
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Complete  CRC  Schedule  of  Meetings 
1977     Information  and  Concerns 


May  19 
June  2 
June  9 
June  16: 


June  23: 


June  30: 


Orientation 

Legal  and  Traffic  Issues 

Physical  Constraints 

Development  Economics,  Business  Impact,  and 

Community  Economic  Development 

Scheduling  and  Summary 

Traffic  Working  Group 

Interim  Report  Distribution 


Recommendation  Development 


July  7: 
July  13: 
July  14: 
July  15: 
July  26: 
July  28: 
July  29: 
August  4: 
August  12: 
August  18: 
September  8: 
September  16: 
September  22: 

1978  June  15: 
July  6: 
July  13: 
July  20: 
July  26: 
August  3: 
August  10: 

1979  February  22: 
May  24: 

May  31: 

June  14: 

June  27: 
July  12: 
August  2: 
August  9: 
August  16: 


Community  Economic  Development 

St.  Botolph  Working  Group 

Impact  on  Back  Bay  Businesses 

Working  Group  on  Business  Opportunities 

Working  Group  on  Jobs  and  Training 

Preliminary  Physical  Design  Presentation 

Working  Group  on  Business  Opportunities 

Neighborhood  Stabilization 

Working  Group  on  Business  Opportunities  and  Jobs 

Draft  Recommendations  and  Revised  Schematic  Design 

Comments  and  Revisions  of  Draft  submitted  to  CRC 

Discussion  of  Revisions 

Recommendations  submitted  to  State,  MBTA,   developer 

Introductory  Meeting 

Environmental  Impact  Review 

Pedestrian  and  Design  Issues 

Economic  Impact 

Traffic  Impact 

Social  Impact 

Summary  Meeting  and  Recommendations 

Review  of  necessity  for  Copley  Place  re-study 
General  meeting  to  start  new  round  of  CRC  meetings 
(UIDC  handout  #1) 

Review  of  new  design  and  program  (UIDC  handout  #2) 
Review  of  public  benefits  and  public  funding  require- 
ments (UIDC  handout  #3) 
Transportation  planning  issues  -  session  1, 
Methodologies  (UIDC  handout  #4) 
Environmental  Issues  -  session  1.     Outline  of 
proposed  EIR/EIS  (UIDC  handout  #5). 
Review  of  scope  of  services  for  retail  and  housing 
impact  studies  (no  handout  for  meeting  #6) 
Transportation  planning  issues  -  session  2 
(UIDC  handout  #7). 

Design  review  and  housing  review  (no  handout  for 
meeting  #8) 
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1979  (cont'd) 

August  30:  Environmental  issues  -  session  2.     Geology,   energy 

conservation,  noise,  historic  properties,  wind,   air 

quality  (UIDC  handout  #9). 
September  6:  Environmental  issues  --  session  3.     Traffic  and  air 

quality  (UIDC  handout  #10). 
September  20:         Workshop  on  Housing  Impact  Study.     (ERA  handout) 
November  8:  Meeting  on  Retail  Impact  Study,  UDAG  Public  Hearing 

Process . 
November  15:  Meeting  on  Housing  Impact  Study,   Public  Approvals 

Process,  and  UDAG  Application  components. 

1980  March  6:  Meeting  on  Draft  EIR/EIS  and  public  hearing  format. 
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B\RTV 

Assurances 


,.:     y. .     .»!.'"'.' 


5.  Its  chief  executive  officer  or  other  officer  of  applicant  approved 
by  HUD: 

a.  Consents  to  assume  the  status  of  a  responsible  Federal  official 
under  the  National  Environmental  Policy  Act  of  1969  insofar  as 
the  provisions  of  such  Act  apply  to  the  applicant's  proposed 
program  pursuant  to  24  CFR  570; 

b.  Is  authorized  and  consents  on  behalf  of  the  applicant  and 
himself  to  accept  the  jurisdiction  of  the  Federal  courts  for  the 
purpose  of  enforcement  of  his  responsibilities  as  such  an 
official. 

6.  The  Community  Development  Program  has  been  developed  so  as  to 
give  maximum  feasible  priority  to  activities  which  will  benefit 
low-and  mo  derate- income  families  or  aid  in  the  prevention  or  elimina- 
tion of  slums  or  blight. 

7.  It  will  comply  with  the  regulations,  policies,  guidelines,  and  require- 
ments of  OMB  Circular  No.   A- 102,  Revised,   and  Federal  Management 
Circular  74-4  as  they  relate  to  the  application,   acceptance,  and 

use  of  Federal  funds  under  24  CFR  570. 

8.  It  will  administer  and  enforce  the  labor  standards  requirements  set 
forth  in  24  CFR  570.605  and  HUD  regulations  issued  to  implement 
such  requirements. 

9.  It  will  comply  with  all  requirements  imposed  by  HUD  concerning 
special  requirements  of  law,  program  requirements,  and  other 
administrative  requirements,  approved  in  accordance  with  OMB 
Circular  No.   A- 102,  Revised. 

10.  It  will  comply  with  the  provisions  of  Executive  Order  11296,  relating 
to  evaluation  of  flood  hazards  and  Executive  Order  11288  relating 

to  the  prevention,  control,  and  abatement  of  water  pollution. 

11.  It  will  require  every  building  or  facility  (other  than  a  privately 
owned  residential  structure)  designed,  constructed,  or  altered  with 
funds  provided  under  24  CFR  570  to  comply  with  the  "American 
Standard  Specifications  for  Making  Buildings  and  Facilities  Accessible 
to,  and  Usable  by,  the  Physically  Handicapped,"  Number  A-117.1-R 
1971,   subject  to  the  exceptions  contained  in  41  CFR  101-19.604. 

The  applicant  will  be  responsible  for  conducting  inspections  to 
insure  compliance  with  these  specifications  by  the  contractor. 

12.  It  will  comply  with: 

a.       Title  VI  of  the  Civil  Rights  Act  of  1964  (P.L.   88-352)  and  the 
regulations  issued  pursuant  thereto  (24  CFR  Part  I),  which 
provides  that  no  persons  in  the  United  States  shall  on  the 
grounds  of  religion,  race,  color,   sex,  or  national  origin,  be 
excluded  from  participation  in,  be  denied  the  benefits  of,  or 
be  otherwise  subjected  to  discrimination  under  any  program  or 
activity  for  which  the  applicant  receives  Federal  financial 
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assistance  and  will  immediately  take  any  measures  necessary 
to  effectuate  this  assurance.     If  any  real  property  or  struc- 
ture thereon  is  provided  or  improved  with  the  aid  of  Federal 
financial  assistance  extended  to  the  applicant,   this  assurance 
shall  obligate  the  applicant,  or  in  the  case  of  any  transfer  of 
such  property,  any  transferee,  for  the  period  during  which 
the  real  property  or  structure  is  used  for  a  purpose  for 
which  the  Federal  financial  assistance  is  extended  or  for 
another  purpose  involving  the  provision  of  similar  services  or 
benefits . 

b.  Title  VIII  of  the  Civil  Rights  Action  of  1968  (P.L.   90-284)  as 
amended,  administering  all  programs  and  activities  relating  to 
housing  and  community  development  in  a  manner  to  affirma- 
tively further  fair  housing;  and  will  take  action  to  affirma- 
tively further  fair  housing  in  the  sale  or  rental  of  housing, 
the  financing  of  housing,  and  provision  of  brokerage  services. 

c.  Section  109  of  the  Housing  and  Community  Development  Act  of 
1974,  and  the  regulations  issued  pursuant  thereto  (24  CFR 
570.601),  which  provides  that  no  person  in  the  United  States 
shall,  on  the  grounds  of  religion,  race,  color,  national  origin 
or  sex,  be  excluded  from  participation  in,  be  denied  the 
benefits  of,  or  be  subjected  to  discrimination  under,  any 
program  or  activity  funded  in  whole  or  in  part  with  funds 
provided  under  24  CFR  570. 

d.  Executive  Order  11063  on  equal  opportunity  in  housing  and 
non- discrimination  in  the  sale  or  rental  of  housing  built  with 
Federal  assistance. 

e.  Executive  Order  11246,  and  all  regulations  issued  pursuant 
thereto  (24  CFR  Part  130  and  41  CFR  Chapter  60),  and 
Section  4(b)  of  the  Grant  Agreement,  which  provides  that  no 
person  shall  be  discriminated  against  on  the  basis  of  race, 
color,  religion,   sex  or  national  origin  in  all  phases  of  em- 
ployment during  the  performance  of  Federal  or  Federally- 
assisted  contracts.     Contractors  and  subcontractors  on  Federal 
or  federally  assisted  construction  contracts  shall  take  affirmative 
action  to  insure  fair  treatment  in  employment,  upgrading, 
demolition,  or  transfer;  recruitment  or  recruitment  advertising; 
layoff  or  termination,  rates  of  pay  or  other  forms  of  compensa- 
tion and  selection  for  training  and  apprenticeship. 

13.     It  will  comply  with  Secton  3  of  the  Housing  and  Urban  Development 
Act  of  1968,  as  amended,  requiring  that  to  the  greatest  extent 
feasible  opportunities  for  training  and  employment  be  given  lower- 
income  residents  of  the  project  area  and  contracts  for  work  in 
connection  with  the  project  be  awarded  to  eligible  business  concerns 
which  are  located  in,  or  owned  in  substantial  part  by,  persons 
residing  in  the  area  of  the  project. 
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14.     It  will: 


a.  To  the  greatest  extent  practicable  under  State  law,  comply 
with  Section  301  and  Section  302  of  Title  III  (Uniform  Real 
Property  Acquisition  Policy)  of  the  Uniform  Relocation  Assistance 
and  Real  Property  Acquisition  Policies  Act  of  1970  and  will 
comply  with  Sections  303  and  304  of  Title  III,  and  HUD  imple- 
menting instructions  at  24  CFR  Part  42;  and; 

b.  Inform  affected  persons  of  their  rights  and  of  the  acquisition 
policies  and  procedures  set  forth  in  the  regulations  at  24  CFR 
Part  42  and  Part  570.602(b). 

15.  It  will: 

a.  Comply  with  Title  II  (Uniform  Relocation  Assistance)  of  the 
Uniform  Relocation  Assistance  and  Real  Property  Acquisition 
Policies  Act  of  1970  and  HUD  implementing  regulations  at 

24  CFR  Part  42  and  Part  570.602(a); 

b.  Provide  relocation  payments  and  offer  relocation  assistance  as 
described  in  Section  205  of  the  Uniform  Relocation  Assistance 
Act  to  all  persons  displaced  as  a  result  of  acquisition  or  real 
property  for  an  activity  assisted  under  the  Community 
Development  Block  Grant  Program.     Such  payments  and  assis- 
tance shall  be  provided  in  a  fair  and  consistent  and  equitable 
manner  that  insures  that  the  relocation  process  does  not 
result  in  different  or  separate  treatment  of  such  persons  on 
account  of  race,  color,  religion,  national  origin,   sex,  or 
source  of  income; 

c.  Assure  that,  within  a  reasonable  period  of  time  prior  to 
displacement,  comparable  decent,   safe  and  sanitary  replace- 
ment dwellings  will  be  available  to  all  displaced  families  and 
individuals  and  that  the  range  of  choices  available  to  such 
persons  will  not  vary  on  account  of  their  race,  color,  religion, 
national  origin,   sex,  or  source  of  income;   and 

d.  Inform  affected  persons  of  the  relocation  assistance,  policies, 
and  procedures  set  forth  in  the  regulations  at  24  CFR  Part  42 
and  24  CFR  Part  570.602(a). 

16.  It  will  establish  safeguards  to  prohibit  employees  from  using  posi- 
tions for  a  purpose  that  is  or  gives  the  appearance  of  being  moti- 
vated by  a  desire  for  private  gain  for  themselves  or  others,  par- 
ticularly those  with  whom. they  have  family,  business,  or  other 
ties. 

17.  It  will  comply  with  the  provisions  of  the  Hatch  Act  which  limits  the 
political  activity  of  employees. 

18.  It  will  give  HUD  and  the  Comptroller  General  through  any  author- 
ized representative,  access  to  and  the  right  to  examine  all  records, 
books,  papers,  or  documents  related  to  the  grant. 


144 


.„£*  ?-;;  3s.fi:    :?*v:;&ji:  i_  .     ; 
ftt"  lit-- rife  r;>;^v    a^icr^frq;:'? 

iiiost  :-.^:i...ciV  '?;:  vj     •:  ••. '  ; 


"  n.,:r 


i£2'    ;']     .'>»».''," J     -jC'O    '"JC     '  b)\ 


It  will  insure  that  the  facilities  under  its  ownership,  lease,  or 
supervision  which  shall  be  utilized  in  the  accomplishment  of  the 
project  are  not  listed  on  the  Environmental  Protection  Agency's 
(EPA)  list  of  Violating  Facilities  and  that  it  will  notify  HUD  of  the 
receipt  of  any  communication  from  the  Director  of  the  EPA  Office 
of  Federal  Activities  indicating  that  a  facility  to  be  utilized  in  the 
project  is  under  consideration  for  listing  by  the  EPA. 

It  will  comply  with  the  flood  insurance  purchase  requirements  of 
Section  102(a)  of  the  Flood  Disaster  Protection  Act  of  1973,  Public 
Law  93-234,  87  Stat.  975,  approved  December  31,   1973.     Section  103(a) 
required,  on  and  after  March  2,  1974,  the  purchase  of  flood  insurance 
in  communities  where  such  insurance  is  available  as  a  condition  for 
the  receipt  of  any  Federal  financial  assistance  for  construction  or 
acquisition  purposes  for  use  in  any  area  that  has  been  identified 
by  the  Secretary  of  the  Department  of  Housing  and  Urban 
Development  as  an  area  having  special  flood  hazards.     The  phrase 
"Federal  financial  assistance"  includes  any  form  of  loan,  grant, 
guaranty,  insurance  payment,  rebate,  subsidy,  disaster  assistance 
loan  or  grant,  or  any  other  form  of  direct  or  indirect  Federal 
assistance. 

It  will,  in  connection  with  its  performance  of  environmental  assess- 
ments under  the  National  Environmental  Policy  Act  of  1969,   comply 
with  Section  106  of  the  National  Historic  Preservation  Act  of  1966 
(16  U.3.C.  470),  Executive  Order  11593,   and  the  Preservation  of 
Archaeological  and  Historical  Data  Act  of  1966  (16  (U.S.C.   469a- 1, 
et.   seq.)  by: 

a.  consulting  with  the  State  Historic  Preservation  Officer  to 
identify  properties  listed  in  or  eligible  for  inclusion  in  the 
National  Register  of  Historic  Places  that  are  subject  to  adverse 
effects  (see  36  CFR  Part  800.8)  by  the  proposed  activity;   and 

b.  complying  with  all  requirements  established  by  HUD  to  avoid 
or  mitigate  adverse  effects  upon  such  properties. 

It  certifies  that  is  has  not  knowingly  and  willfully  made  or  used  a 
document  or  writing  containing  any  false,  fictitious,  or  fraudulent 
statement  or  entry.     18  U.S.C.    1001  provides  that  whoever  does 
so  within  the  jurisdiction  of  any  department  or  agency  of  the 
United  States  shall  be  fined  not  more  than  $10,000  or  imprisoned 
for  not  more  than  five  years,  or  both. 


Signature  ~   "     ~  "  "  Date 

Title 
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